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PROJECSUMMARY

Farmstead at Long Meadow Ranch, 738 Main Street (FarmBRestéiuranfroject)
Farmstead atong Meadow Ranch Lodging, 1000 Mills Lane (Lodging Project)
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738 Main Street, St. Helena, Califor(ff@armstead Restaurant)
1000 Mills Lane, St. Helena, Califorftiadging)

738 Main Street [009-112-017 (FarmsteadRestaurany
1000 Mills Lane | 00970-049; 009070-052; 009070-053; 009070054 (Lodging)

738 Main Street, ServiceCommercial
1000 Mills Lang Service Commercial & Agriculture

738 Main Street Service Comarcial (SL
1000 Mills Lane Service Commercial (SC) and Agricult(#40)

LMR Property Acquisition Partners LLC
PO Box 477, Rutherford, CA 94573

Elliott Faxstein, Director of Special Projects
Long Meadow Ranch

PO Box 47Rutherford, CA 94573
elliott@longmeadowranch.com

Farmstead at Long Meadow Ranch (FarmstdRestauranj at 738 Main Streetis

seekinga use permit amendment and design review approval to expand and mi
restaurant activities, to both penit some activities which are currently occurring-c
site as well as to allow additional proposed activities as detailed belewproposed
the existing farmeR & Y I NJ S deracbnRgurgddo inciaddzh Butchery ar
retail meat sales.>sting butchery operations woulde moved from the restaurant tc
the reconfiguredsp OS | yR ( KS T Niifed Ndale, ity additiorotds

currentproducts, fresh meat and chartmrie. The existing baking operation woulgke

moved from the restaurant to the existing commercial kitchen in the Léges House.
Expansion of storage spaf@ the current restauranin two existingbuildings is alsc
proposed

A full project descriptin is found below along with a summary all discretionary acti
being requested.

Farmstead at ong Meadow Ranch Lodging (Lodging Projatt)000 Mills LaneA 65

room, singlestory hotel project is proposed in 14 new buildings on approximately
acresof the 10acre site. The10 guest lodgindpuildings are configured withither 6

or 7 guest rooms per building. The remainimpeoximately 3.9 acres of the propert
is zored for agricultural use and is proposediie operated as an organicaitertified

fruit and vegetable farm supplying restaurants and the faf@enarkets Throughout
the lodging portdon of the property, farming wouldontinue with an edible landscap
of herbs, fruit and citrus trees, and vegetables planted along the pathways.

A full poject description is found below along with all discretionary actions bt
requested.
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FARMSTEAD AT LONG MEADOW RANCH PROJECTS
St. Helena, California

INTRODUCTION
Purpose and Intent

This Initial Study/Mitigated Negative Declaration (IS/MND) for the proposed Farmstead at Long Meadow Ranch
Restaurant and LodgingN2 2 SO 6 4 0 OKSNBAYLFFTUSNI NBFSNNBR G2 Fa (GKS
City of St. Helena as lead aggria full accordance with the procedural and substantive requirements of the

California Environmental Quality Act (CEQA) and the CEQA Guidelines.

This IS/MND is intended to inform City decisioakers, responsible agencies, interested parties and threige

public of the proposed project and its potential environmental effects. This IS/MND is also intended to provide the
CEQAequired environmental documents for all city, local and state approvals or permits that might be required to
implement the propsed project.

CEQA Guidelines Section 15063(c) lists the following purposes of an Initial Study:

1. Provide the Lead Agency with information to use as the basis for deciding whether to prepare an
Environmental Impact Report (EIR) or a Negative Declaration.

2. Enable an Applicant or Lead Agency to modify a project, mitigating adverse impacts before an EIR
is prepared, thereby possibly enabling the project to qualify for a Negative Declaration.

3. Assist in the preparation of an EIR, if one is required.

4. Facilitate enironmental assessment early in the design of a project.

5. Provide documentation of the factual basis for the finding in a Negative Declaration that a project
will not have a significant effect on the environment.

6. Eliminate unnecessary EIRs.

7. Determine whethe a previously prepared EIR could be used with the project.

The City of St. Helena, as the lead agehag,determined that a Mitigated Negative Declaration is the appropriate
level of environmental revievior the proposed project

Public Review

In accodance with CEQA and the state CEQA Guidelinesgaydpublic review period for the Project will begin on
May 29, 202@&nd will conclude odune 29, 2020This IS/MND has been distributed to interested or involved public
agencies, organizations, and ptiwandividuals for review. In addition, the IS/MND has been made available for
general public review at the following location:

City of St. Helena

Planning & Community Improvement Department
1572 Railroad Avenue

St. Helena, CA 94574

Hours: 9:0(.m. to 5 p.m., Monday Friday

During the public review period, the public will have an opportunity to provide written comments on the information
contained within this IS/MND. The City will use the final IS'MND and all comments and correspondenaal receiv
within the public comment period for all environmental decisions related to the proppsaécts

In reviewing the IS/MND and as articulated in Section 15204 (a) of the CEQA Guidelines, affected public agencies and
interested members of the public shimufocus on the sufficiency of the document in identifying and analyzing
potential impacts on the environment from the proposed project, and ways in which the significant effects of the
project are proposed to be avoided or mitigated.
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FARMSTEAD AT LONG MEADOW RANCH PROJECTS
St. Helena, California

Comments on the IS/MD should be submitted in writing and received by the City of St. Helena prior to the end of
the 30-day public review period odune 29, 2020 Written comments should be submitted to:

Aaron HecockSenior Planner
City of St. Helena

Planning &BuildingDepartment
1572 Railroad Avenue

St. Helena, CA 94574

Phone: (707) 962659
Email: ahecock@cityofsthelena.org

SETTING
Project Location

The City of St. Helena is locatedthe northern end of the Napa Valley, approximately 18 miles northwest of the
City of Napa and 65 miles north of San Francfsee Figure 1)NapaValley is a long narrow northwest trending
alluvial plane flanked by the mountain ridges of the Mayacaama Vaca Mountain range to theest and east
respectively.The Napa River extends along the eastern portion of St. Helena and is fed by several tributaries within
St. Helena, including Sulphur Springs Creek and York Creek which serveraang#ibuteries to the river.

¢CKS /AGeQa AYyO2N1LER2NI G§SR 0 2dzy Rl NR Bha Cil) af StLaera & diddediintgp | ONB
G2 RAAGAYOG INBlLay || RS@GSt2LISR adz2NDly &ASNBAOS I NBI ¢
peripherysuch that the City exhibits a rather traditional landscape whereby commercial land uses are concentrated

in the city center and along SR 29, with residential development radiating outwards to the northeast and southwest.

The outer edge of the urban sergi@rea is demarcated by the urban limit line (ULL) which is a parcel specific
boundary that marks the limit of allowed urban developmeithe intent of the ULL is to discourage urban sprawl

and promote sensitive development which preserves the rural gataltural lands around the City.

TheProjectinvolves two contiguous sites: Farmstead at Long Meadow Ranch at 738 Main Street (APN-009)
and the Long Meadow Ranch Lodging Project at 1000 Mills Lane (ARNM®0£9; 009070-052; 009070-053; 009
070-054). Both sites are located on the east side of Main Street (SR 29) in northern St.(bidelRigure 2)

General Plan and Zoning

The City of St. Helena General Pldpdate 2040LINE @A RSa (KS @GAarzy F2N GKS O2Y
environment through a series of goals and policiéEhe existing Farmstead at Long Meadow Ranch Restaurant

property is designated service commercial, and the Farmstead at Long Meadow Ranch Podigictgsite is split

designated both service commercial and agriculture. The Highway 29 Specific Plan includes both sites and identifies
policies to guide development, as discussed further in SectidreXd Use, of this Initial Study.

The City of StHelena Zoning Ordinance implements the goals and policies of the General Plan. Several different
districts are identified in the Zoning Ordinance that are intended to, among other things, provide for a wide range
2F dzaSa | yR Sy KLl yOSopiesefe, Q@ectrandenhaneeta unigue dharacyer and quality of
life. The existingFarmsteadRestaurant propertyis zoned asService Commercial and the proposed Farmstead
Lodging site is zoned both Service Commercial and Agricultural
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FARMSTEAD AT LONG MEADOW RANCH PROJECTS
St. Helena, California

PROJECT DESCRIPTION

Farmstead at Long Meadow Ran&estaurantProjectg 738 Main Street
In March 2009, Resolution No. 2080 was adopted granting design review and use permit amendment approval
for food, wine, farm and community garden uses at an existingery site located at 738 Main Street. Specifically,
the entitlement allows for the following uses ite:

1 A1l60seatrestaurant;

1 A wine tasting room and offices in the historic Lodpaes house;

1 A plant nursery and community garden; and

1 A covered operair produce market.

In May 2009 a building permit was issued to allow a New Commercial Kitchen at 738 MainA8inléetnal activities
and uses have been established at this location outside of those explicitly approved by Resolut2lHR0,
including the followindalso refer to Table 1)

1 Retail salesin addition to the approved tasting room and officesside the historic Logalves houséopen

10 a.m. to 6 p.m;)

1 A café serving breakfast items and coffee (open from 7 a.mptand with 40 outdoor seats);

91 Various business and private social events occurring throughout the year. Events occur between 9 am and
10 pm. Almost all events include at least one meal sebyeithe restaurantThese events occur daily with
15-200 persos in attendance. Outdoor live and recorded amplified music is often included with these
events
Local community events up to 6 times per year with up to 300 attendees;
Fitness classes including yoga d&ithtes beginning at 9 a.m.ffered 23 times per wek with up to 12
attendeeg; and
1 Film screenings. Films are screened four times per year, with four showingsdapcfiwenty to 40

attendees at each screening.

E ]

The applicant indicates that these additional uses accounlkefss than 10 percent dbtal visitors eachyear. The
applicant also states thdtusiness meetings (e.g., regular organizational meetings, speaker presentations, strategic
planning sessions, workshops, etc.) and private parties (e.g. birthdays, wedding celebrations, anniversaries, etc.) are
the largest segment ahese additional actities. Currently threequarters of events involve 75 or fewer persons

and occur daily in different dayparts and at different locations within the -2eré site. The applicant also hosts
larger events up to 20Persons, one or two times per week, butojgctsbusiness growth that could result in 4 of
these larger events per week in the busier months. These larger events often also include amplifiedTiesic.
applicant says site capacity limits the size and number of events per day, so few or nevantdloccur on days

when 7-200 person events are scheduled. Applicant also hosts up to 6 annual local community events sifth as a 4
of July barbecuegingerbreadbaking workshop, holiday seasons celebration in December and a benefit concert.
These lockevents attract up to 300 attendees each.

For eventswith 40-200persons, client hosts are required to use buses or vans for transportinggtieests or tcand

from the site. For smaller events during peak season (July through NovemPBearmstead will provide
complimentary valet parkingd minimum of73 additional parking spaces are availablee-half of a mile away in a

lot at the corner of McCormick and Dowde#ine, whictwill be used for employee parkinghis offsite lot is leased

by the applicant in &ear periods. Should the lease not be renewed, the applicant will be required to find parking at
another similar location or a use permit amendment may be required.

The applicanis seekingpproval of a use permit amendment and desigview in order to memorialize all activities

currently occurring ossite, not originally approved in the 2009 Use Permit amendment and also permit proposed

future activities (i.e., addition of a butcher shop and baking operation) detailed in the prbgsctription. Tie
SEA&GAY3T FINNSNDA Y| NJ Byiliemodetihg aRdeypandidgkHe existh@GstrieBrOBy ¢ioBA 3 dzNB R
to accommodatea butchery and retail meat sales. Existing butchery operations will be moved from the restaurant
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FARMSTEAD AT LONG MEADOW RANCH PROJECTS
St. Helena, California

02 GKS NBO2y TAIdzZNBR & LItherfoffer filesh méaka®d cRdrehdfildrmeadedin additqt& i o A f €
SEA&GAY T T Ny S.Nm& NYISHRS ould dedinidz0 dpérate from 10 a.m.é@.m.daily. The

existing baking operation will be moved from the restaurant to the existing commercial kitchen in thelizegan

Houseb LY FRRAUGAZ2Y G2 GKS nnyildadg 510 K & stérage spacaivduldib &ddedl | NI S N.
to the existing south wing building and a 355 sf dry storage addition would be added to the existing restaurant
building (see Figure 4).

Parking: Parking for the restaurant, general stoaed tasting roomfarmer@ market, and garden nursery (which

has since ceased operation) was originally approved at 48 spaces. Farmstead at Long Meadow Ranch hhs added
spaces including three electric ealnarging station$or a total of 59 space@s required per SHMO)n high activity

days and evenings, Farmstead at Long Meadow Ranch provides free valet parking, using the omfsitedlot
person eventglient hosts are required to use buses or vans for transporting their guestployees are required

to park inthe 73 spacdot at McCormick and Dowdell. This lot is under lease to the applicant for 5 years, with
extensions possible.

Employees: On average, 58 employees currently work at the site daily including the restaurant, general store,
F I NI S NE&E Qd adminstraivie officgs, spread across shifts beginning at 3 AM and ending after midnight. The
restaurant staff works generally in twdnifts, afternoons and eveningall employees park their vehicles in the
supplemental parking lotEmployees are nevedlowed to park orsite or on any adjacent city streets. Proposed
changes at the Farmstead Restaurant would not require the hiring of additional staff beyond those currently working
on the restaurant site, however, staffing levels would be reduced shbelddditional uses not originally approved

in Resolution 20080 cease to operate.

Proposed Changes to Structure8s noted above, mor changes to existing buildingequiring design review
approvalinclude:l nny &F | RRAGAZ2Y (didg for k& additiorNoF & DdRker shol BEh &G 0 dzA f
expansion of dry storage space off the restaurant kitGlzenla 510 sfexpansion of storage space on the back side

of the south wingevents building on the southeast cornarsound barrier approximately/ft. in height to an existing
air-conditioning unit on the restaurant building; a sound attenuator to the exhaust outlet on the primary air
conditioning unit on the restaurant building; and a sound barrier to the kitchen exhaust fan on the events building

Proposed Site ImprovementsThere are minor modifications proposed to existing pathwaghkiding buildiig and
path/paving modifications, howevehe total proposed new/reconstructed impervious surface is below 54500
Based on thisgxisting drainage features are identified by the applicant as adequate aradterations to existing
drainage patterns or conveyancaee proposed. Approximately 255 ft of 8 ft fence will be installed on the east side
of the property to buffer the adjacedrproperty from noise and light.
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FARMSTEAD AT LONG MEADOW RANCH PROJECTS
St. Helena, California

TABLEL: Farmstead at Long Meadow Ranch Projéiges

Activity

Original Use Permi(No. 200930)

ProposedUse PermitAmendment

Restaurant/Bar

9 160 Seats

1 Supplemental kitchen approved ang
constructed (2013)

1 Additional 355fdry storage space to be
added

1 Noise attenuation enclosures added to
existing equipment and outdoor space.

9 No change in use

Wine Tasting Room
& Office

1 Approved in historic Logalves
House.

I Miscellaneous retail sales.

9 Commercial kitchen for wine and food
LI ANRYy3Ia 00KSTFQa

9 Wine and liquor tasting now under
restaurant ABC License

i1

Café

9 Not included in Use Permit no. 200¢
30

9 40 outdoor seats
9 7:00 am to 4:00 pm

Fitness Classes

9 Not included in Use Permit n@009%
30

1 2-3 classes per week
1 Classes start at 7:00 am
1 Up to 12 attendees per class

Cl NX¥SNRa 1 Open air produce market was 1 Daily 10 am to 6 pm.
approved. 1 Retail butcher shopo beadded in
remodeled building expanded by 488
1 No Change in hours.
Nursery(now 9 Nursery ceased operations in 2011] 9 Nursery indoor and outdoor space now Usg

Outdoor Live Music
and events space)

for private parties, meetinggitness classes
and other functions

1 510sfstorage spacgould be added tahis
building
1 Daily events up to 75 persons.

1 Up to 4 events per week with up to 200
persons with amplified outdoor live and
recorded music.

1 Up to 6 community events per year with up
to 300 persons attending

9 Operating from 9 am until 10 pm.

1 Film screenings up to 4 times per year with
showings peday and up to 40 attendees at
each screening.

Total Building Space

1 10,822sf

1 12,095sf

Parking

48 parking spaces approved

59 spaces osite plus73off-site supplemental
spaces
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FARMSTEAD AT LONG MEADOW RANCH PROJECTS
St. Helena, California

Long Meadow Ranch Lodging Projer1000 Mills Lane

The lodging component of the Project would occur on approximately 6.1 acres of an overall 10 acre site; the
remaining 3.9 acres would continue to be used for agricultural purpoBesProject proposes 65 guest rooms
spread throughout 10 individualildingsthat are configured witkeither6 or 7 guest rooms per building. The lodging
buildings will totalapproximately 32,108quare feetandwill be single story with a maximum height of 2@t.

Each guest room will have two bicycles assigned and stotbeé @ 2 Y T2 NJ 3dzS43a4Q SEOf dza A 8S  dz
courtesy electrigpowered carts will also be available to ferry guests between properi#®8\ charging stations will

0S LINPOGARSR FT2NJ 3dzSaidaQ @S K ATOrou§houtite yo&yingi pérBon of M@ @oPedtyi Qa O 2 dz
farming will continue with an edible landscape of herbs, fruit and citrus trees, and vegetables planted along the
pathways.The perimeter of the property will be lined twand threedeep with fruit trees, creating aoenmercial

fruit orchard, as well as providingvisualbuffer to Main Street and Mills Lane.

In addition to the lodging buildingtescribed abovethe Project includes the following components

A 9,882sf multipurpose building with the following amenities

1 Guest reception and administration area;

1 Office space;

1 A bar and lounge area;

1 A meetingtlassroomwith a demonstration kitchen primarily for lodging guests, however cooking and food
preparation clases will also be open to the public on a scheduled and by appointment basis;

1 A commercial kitchen which will prepare daily breakfast, assemble room service meals, provide prep for

O0221Ay3 RSY2yailiNIGA2YyaAS | YR & dzLILdfood paitingsSfor Bpltdi2De  OKS T

LIS2LX S LISN) aAddAiy3ao CKS / KSTQa ¢lFoftS Attt aSNIIAOS

reservation only;

Outdoors areasor lodging guesuseonly; and

Staff facilities located in the mugurpose building Wi include a break room, restrooms, lockers and

showers, and covered bicycle parking.

E

Additional Facilities and Buildings

1 A 3,452 sfitility and service building which would include a bicycle center for guests, housekeeping, pool
support and a green energy facility. This building would also accommodate a small laundry area serving
incidental needs for the pool, gym, spa and lodging.

A 3,114 sf spa buildinghich would include four treatment rooms and two saunas;

A 2,652 sf pool and fitness building which would include a gym, lockers, and showers;

¢g2 2dziR22NJ LI22f 43 A ywlulddeRdcated iri@tyieen tiekhket BINGYS/ahd L2 2 f =
Two (2) 1,000 sf agricultural barits the northeast corner of the agriculturally zoned area will house
tractors, farm equipment andill accommodateepair and maintenance activities.

= =4 =4 =4

The spa, pool and fitness building and associated ppolsd be for use by lodging guests orBonstruction of the
buildings described above would result in approximately 53,200 sf of new commercial floor area on the currently
vacant property.

Employment

On averagaip to 65 employees, split int8 shifts wil work daily at the propertylf employees travel to work by
automobile, they will park at the supplemental parkinglmtated at McCormick and DowdelThe applicant has a
5-year lease for the property with the potential for extensiorgecue coveredbicycle storageshowers and lockers

will also be provided for employees. A transportation demand manager (TDM) will be appointed to facilitate
employee capooling and other programs to reduce vehicle miles traveled (VMT).
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FARMSTEAD AT LONG MEADOW RANCH PROJECTS
St. Helena, California

Ten employees alregdworking at the current restaurant will support breakfast and room service at the lodging
facility. An additional 11 employees will be added to the existing marketing, sales, reservations and support services

already operating for Farmstead at Long Mead®anch (these employees will work at the LMR offic&&0atMain
Street St. Helena).

Access and Parking

Automobile access to the lodging facilities will be fribtifis Lane

Mills Lane will be realigned with Grayson Avenue at Highway 29 and widened to accommodate two lanes of traffic
FYR LI NF€tESt LINJAYI 2y 020K &aARSa 2F GKS adaNBSGo Ly |

on the north side offte street to accommodate pedestrian and bicycle traffimp signs will be added at the north

end of La Fata and at the exit from the Lodging driveway entrance. With the improvements of Mills Lane, a proper
connection to La Fata will be completed at game time. Also, a sidewalk will be added to the west side of La Fata.

LMR will complete the construction of the Mills Laared La Fata Stre@nprovements prior to the opening of the
lodgingwith costsallocatedper the Highway 29 Specific plan.

The entance to the registration parking court and parking lot will be aligned with La Fata Street. There will be 80
onsite parking spaces, 15 more than is required by city code. All employee parking will be at the supplemental lot
located at McCormick and Dowdelimployees will not be allowed to park on site or on neighboring side streets.

The aplicant will provide an oitall shuttle for employees to both sites when needed at night.
Secure bicycle parking will also be available for general public guests yiogss the lodging.

Water

¢KS f2R3IAY3I YR NBf I G§SR T lidénkfiedh ds dppraximately s SaerafeeFahmldl LI2 G | 0 £

requirement) will be fulfilled through a connection to the City of St. Helena water sysEexisting orsite non
potable wells will service all agricultural and landscaping activitigse pool will initially be filled by water from
2dzi AARS GKS /AGe 2F {44 |1 StSyl o ¢t2 FOKAS@S (KS
in lieufees to fundan offsetprogram as further described in the section on utilities.

CONSTRUCTION
Construction work will be limited to theays anchours setbythe € & Qa a dzy A OA L1#6030/ 2 RS

With the approval of theDevelopmentAgreementand various projecentittements constructioncould begin in
2020with completion targeted fotate-2021.

REQUIRED DISCRETIONARY OTHER CITY APPROVALS

Farmstead Restaurant site (738 Main Street)
1 Use permit amendment to memorialize all current and proposed osesite; and
1 Desigrreview for exterior modifications to existing buildings.

Lodging site (1000 Mills Lane)

Use permit to authorize a lodlig project,

Design Revievior all structures;

Variance to allow for a neresident manager;

Adoption of new joint water use agreement

Lot line adjustment and lot merger;

City Council approval of water offsets;

Vacation ofight of way and

A Development Agreement covering improvements to Mills Lane and Affordable Housing.

=A =8 =4 =4 -4 -4 -4 -9
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FARMSTEAD AT LONG MEADOW RANCH PROJECTS
St. Helena, California

OTHER PUBLIC AGENEVIRMWREQUIRED
M Cal Tran®istrict 4
1 Regional WateQualityControl Board
9 California Public Utilities Commission
9 California Air Resources Board

CONSULTATION UNDER AB 52

In accordance with AB 52 (PRC Section 21084.2), lead agencies are required to consider Tribal Cultural Resources
(TCR) including a site feature, place, cultural landscape, sacred place or object, of cultural value to the tribe and is
listed on the Califoria Register of Historic Resources (CRHR) or a local register, or the Lead agency, at its discretion,
chooses to treat resources as such. AB 52 mandates that a lead agency initiate consultation with a tribe with
traditional and/or cultural affiliations inhte geographic area where a subject project is located if a project may cause

a substantial adverse change in the significance of a tribal cultural resource. Should the tribe respond requesting
formal consultation in accordance with the procedural requiremseof AB 52, the lead agency must work with the

tribe or representative thereof to determine the level of environmental review warranted, identify impacts, and
recommend avoidance or mitigation measures to reduce any potential impacts.

In accordance with AB 52, a summary of the proposed project was mailed to the following local tréestember
29, 20%6:

1 Yocha Dehe Wintun Nation Tribe

1 Mishewal Wappo Tribe of Alexander Valley

A response requesting site visit wageceived from the Yecha Dehe Wintun Nation Tribe dwovember4, 2016.
Subsequently, staff, the project proponent and a representative of the Tribe met at the project location for a site
inspection on November 30, 20180 changes to the proposed project were needed follovdgagsultation.

No other Tribes requested consultation under AB 52.

DOCUMENTS INCORPORATED BY REFERENCE

CEQA Guidelines Section 15150 recognizes the desirability of reducing the volume of documentation necessary for
environmental review an@uthorizes incorporation by reference any portion of relevant documents that provide
general background to the environmental document. As such, this Initial Study incorporates the following
documents, which were reviewed as part of the analysis of cettgiital sections provided herein:

9 City of St. Helen&eneral Platupdate 2040
1 City of St. Helena, Zoning Ordinance, as amended

1 City of St. Helen&jighway 29 Specific Plan.

Additional documents not reflected in this section are identified and analyzitin the Initial Study. These
documents are available for review at the City of St. Helena Planning DepartriéatRailroad Avenyé&t. Helena,
CA 94574,

ENVIRONMENTAL PROCEDURES AND CHECKLIST

This Initial Study presents a preliminary evaluatiorheffiotential environmetal impacts resulting from therBject.

The Initial Study was prepared in accordance with the California Environmental Quality Act (Public Resources Code
Section 210021178.1) and the Guidelines for Implementation of the CalifoEmgironmental Quality Act (Chapter

3, Title 14, California Code of Regulatiofithe CEQA Guidelines)rhis Initial Stud considers all aspects of the
ProposedProject as required by Section 15063(a) (1) of the CEQA Guidelines Section 15063(ah€1TBOA
Guidelines requires that all phases of project planning, implementation, and operation must be considered in the
Initial Study of the project.
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FARMSTEAD AT LONG MEADOW RANCH PROJECTS
St. Helena, California

The Environmental Checklist provided below, as contained in Appendix G of the CEQA Guidelineszedato utili
focus this Initial Study on the environmental factors that may be impacted or further impacted by implementation
of the Proposed Poject. Following each of the topical areas presented in the Environmental Checklist, a brief
discussion is presentegkgarding the topical environment setting, the relevance of BieposedProject to the
topical environment setting, any and all potential impacts within the topical area and, as appropriate, any mitigation
measures necessary to reduce potentially sigaiftdmpacts to a lesthan-significant level.

SUMMARY OF ENVIRONMENTAL FACTORS POTENTIALLY:AFFECTED

¢tKS SY@ANRYYSylGlf FIFIO02NE OKSO{SR 0St2¢ ARREGASTE at 21
indicated by the checklist on the following pagd$owever, as demonstrated in this Initial Study in the applicable

topical sections, mitigatias are proposed for incorporation into therojectthat will reduce or eliminate these

AYLI OGa G2 a[Saa ¢KIFy {AIYyATFAOIyGéE 2N ab2z2 LYLI Ol d¢

|:| Aesthetics |:| Agriculture and Forestry X Air Quality

X  Biological Resources X Cultural Resourcésribal Resources |:| Geology/Soils

|:| Greenhouse Gas Emissions |:| Hazards and Hazardous Materials X Hydrology/Water Quality

|:| Land Use/Planning |:| Mineral Resources X Noise

|:| Population/Housing X Public Services |:| Recreation

X Transportation/Traffic X Utilities/Service Systems X Mandatory Findings of Significance
|:| Energy |:| Wildfire
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DETERMINATION:

On the basis of this initial evaluation:

[

X

| find that the Proposed Project COULD NOT have a significant effect on the environment, and a
NEGATIVE DECLARATION will be prepared.

| find that although the Proposed Project could hawggaificant effect on the environment, there will
not be a significant effect in this case because revisions in the Project have been made by or agree
the Project proponent A MITIGATED NEGATIVE DECLARATION will be prepared.

| find that the Proposed Project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.

| find that the Proposed Project MAY have a "potentially significant impact" or "potentially significan
unless mitigated" impact on the environment, but at least one effect 1) has been adequately analyz
an earlier documenpursuant to applicable legal standards, and 2) has been addressed by mitigatiol
measures based on the earlier analysis as described on attached sheets. An ENVIRONMENTAL |
REPORT is required, but it must analyze only the effects that remain to kesaedr

| find that although théProposedProject could have a significant effect on the environment, because
potentially significant effects (a) have been analyzed adequatehn earlier EIR or NEGATIVE
DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated pursuan
earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation measures that are impc
the ProposedProject, nothing further is required.

/ﬁ_}/}"-‘___?’f'j .ém/m

Date: May 29 220

Maya DeRos&ICP
Planning and Building Director
City of St. Helena

FARMSTEAD AT LONG MEADOW RANCH PROJECTS - IS/MND Page 12















FARMSTEAD AT LONG MEADOW RANCH PROJECTS

St. Helena, California

I. AESTHETICS
Would the project:

a. Have a substantial adverse effect on a scenic vis

Existing Farmstead at Long Meadow Rar
(Farmstead)

Farmstead at Long Meadow Ranch Lodging Pra
(Lodging Project

b. Substantially damagscenic resources, including,
but not limited to, trees, rock outcroppings, and
historic buildings within a state scenic highway?

Existing Farmstead at Long Meadow Rar
(Farmstead)

Farmstead at Long Meadow Ranch Lodging Pra
(Lodging Project

c. Substantially degrade the existing visual characti
or quality of the site and its surroundings?

Existing Farmstead at Long Meadow Rar
(Farmstead)

Farmstead at Long Meadow Ranch Lodging Pra
(Lodging Project

d. Create a new source of substantial light or glare
which would adversely affect day or nighttime
views in the area?

Existing Farmstead at Long Meadow Rar
(Farmstead)

Farmstead at ong Meadow Ranch Lodging Proje
(Lodging Project

DISCUSSION

LessThan
Significant
Potentially With LessThan
Significant Mitigation Significant No
Impact Incorporated Impact Impact
[ [ X [
[ [] X [
[ [] X [
[ [ X [
[ [ X [
[ [ X [
[ [] X [
[ [] X [

The City of St. Helena is situated in the relatively narrow valley floor and framed by wooded foothills of the
Mayacama and Vaca Mountain ranges located to the west and east, respectively. The valley floor undulates to the
north and exhibits a gradual rigeelevation in a northerly direction of approximately 362 Feet above sea level which
provides for the occasional interruptions in the vistas as viewed from the City. Foothills are readily visible from most
locations in the flatland areas of the City, peularly from east/west oriented streets.

FARMSTEAD AT LONG MEADOW RANCH PROJECTS - IS/MND
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Natural features that contribute to the distinct character of St. Helena include Sulphur Creek, York Creek, the Napa

River, and oak and bay wooded hillsides located at the north end of St. Helena and at tloé Hasesll Mountain

Road, east of the Napa River. Agricultural land uses, primarily viticulture, account for approximately 48 percent of
GKS OAGeQa flyR dzaSeo !'a &4dzOKxX GKS @GAySel NRa aSN®BSs
character of the City. Thiong-establishedurban form within the City limits contrasts with the surrounding natural

and agricultural features and provides for a distinct visual character. Notable visual features include distinctive

architecture, tree lined seets, and the interspersed vineyards.

¢tKS (g2 tNRr2SOGaQ RSaAaday OFff F2NJI YAY2NI AYLNRZGSYSyida

alodging and agricultural learning center as part of the Farmstead at Long Meadow Lodgingd®ra@jectdjacent

- a

[’]

site. LYGUSAINIGSR AyiG2 GKS [2RIAYIQE | ANAOdzA GdzNF £ aSdiaAy3

configured with courtyards or porches. Throughout the lodging portion of the property, farming will continue with

an edible landcape of herbs, fruit, citrus trees, and vegetables planted along the pathways.

REGULATORY SETTING

General PlarUpdate 2040
General PlafPoliciegelated to the proposed project include the following:

LU3.5 Ensure that new retail andommercial development is compatible with and complementary to St.
I St Sy I fanimagd. f f

LU3.11 Ensure that new commercial development does not obstruct view corridors to the mountains.

CD1.8 Require, to the extent feasible, that all nele@velopment include undground utilities to minimize their
negative visual impact.

CD1.1 Ensure highguality design and construction through a robust design review process.

CD2.3 Encourage distinction within and between buildings by varying roof &ndsarticulating building facades.

CD5.1 Preserve the visual and physical connection to agriculture by protecting views from streets, parks, and open
spaces to vineyards, agriculture, and hillsides. Where new streets are extended adjacent to agriculture,
encourage hillside, and vineyard views by maintaining agricultural activities at the road edge. Existing east
and west entries should be maintained in their current appearance, protecting and improving views of

vineyards and the surrounding hillsides whege possible.

CD5.2 Use public streets or pathways to form the edge of developed areas, allowing views of open space from

streets.

CD5.3 Ensure that key gateways into the City receive special, chardefaing treatments and landscaping.

Consider estalishing landmark trees along the roads that serve as gateways to the City. New commercial
development on Main Street south of the Sulphur Creek bridge should be carefully designed to provide an

appropriate gatewaynto the downtown area.

CD5.4 Preserved R Sy Kl yOS (KS /AGeQa yAIKGGAYS Sy@ANBYYSyi

and wildlife by limiting the negative effects of artificial lighting.

Highway?29 Specific Plan
The design objectives of the Highway 29 Plan include:

1 Promote a high quality of development in the Specific Plan area that is consistent with the design
standards required of other recent developments in the city.

1 Upgrade community image by improving the southerly approach into St. Helena south of the H&ghway

bridge.
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by



FARMSTEAD AT LONG MEADOW RANCH PROJECTS
St. Helena, California

Promote tasteful, high quality landscaping along Highway 29 and other streets within the Specific Plan

area.

wSIjdZANB LINBLI NFdA2y 2F YFAGSNI aAdy LIXLFya F2NI Lt y¢
sign ordinance.

The Specific Plaprovides numerous guidelines. The following guidelines are intended to apply to development
applications within the Specific Plan area in addition to the regulations and purposes in the St. Helena Zoning
Ordinance, the remainder of this Specific Plad e General Plan:

f

Grading and fill in the Specific Plan area shall be designed to control stormwater runoff and blend with the
natural environment through careful rounding of the toes and tops of fill. Grading permits that include
conditions to this dect shall be required prior to the commencement of any grading operations.

Site design for new projects shall include generous landscaped areas along the west side of Highway 29
and buffer plantings east of the Wine Train tracks for properties lginthe east side of the Highway.

To the extent possible, buildings and buildargrances should be sited near Highway 29 with parking
areas to the rear. On the west side of Highway 29, access to parking areas can be via the extension of Oak
Avenue. Generous landscaped setbacks shall be provided adjacent to Highway 29.

Municipal Code Guidelines: 17.164.030 Design criteria.

f
f
f
f

Consistency and compatibility with applicable elements of the general plan;
Compatibility of design with the immediate environment of the site;
Relationship of the design to the site;

Determination hat the design is compatible in areas considered by the board as having a unified design
or historical character;

Whether the design promotes harmonious transition in scale and character in areas between different
designated land uses;

Compatibility with @iture construction both on and off the site;

Whether the architectural design of structures and their materials and colors are appropriate to the
function of the project;

Whether the planning and siting of the various functions and buildings on the sgecan internal sense
of order and provide a desirable environment for occupants, visitors and the general community;

Whether the amount and arrangement of open space and landscaping are appropriate to the design and
the function of the structures;

Whethe access to the property and circulation systems are safe and convenient for pedestrians, cyclists
and vehicles;

Whether natural features and vegetation are appropriately preserved and integrated with the project;

Whether the materials, textures, colors émletails of construction are an appropriate expression of its
design concept and function and whether they are compatible with the adjacent and neighboring structures
and functions;

Whether the landscape design concept for the site, as shown by theamship of plant masses, open
space, scale, plant forms and foliage textures and colors, create a desirable and functional environment and
whether the landscape concept depicts an appropriate unity with the various buildings on the site;
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1 Whether sustainability and climate protection are promoted through the use of green building practices
such as appropriate site/architectural design, use of green building materials, energy efficient systems and
water efficient landscape materials.

ENVIRONENTAL SETTING

Existing Farmstead at Long Meadow Ranch (Farmstead)

Farmstead at Long Meadow Ranch is seeking an amended use pathdesign review approvad reflect
current and planned uses, primarily related to a change from the former nuusery The 2009 Use Permit
allowed for:

1 Anincrease in the Eating and Drinking Establishments Inventory to allow the establishment of a wine
tasting room and a 166eat restaurant at 738 Main Street.

1 A Use Permit Amendment to retain the existing plant noysend add food, wine, farm and
community garden uses. The proposed uses include the conversion of the retail barn to a restaurant
and the construction of an opeair produce market. The historic residence will be converted into a
wine tasting room and féices.

1 The 2009 Design Review for the addition ofsitle parking spaces, construction of a covered product
market, minor modifications to the exterior of the historic home to accommodate accessible
entrances and to add a trellis to the retail barn.

TheSEA&GAY3I FIENNSNDRDE YINJ SO o0dAftRAY3I gAff 65 NBO2yTA3
0dzi OKSNE 2LISNIGA2ya gAftft 0S Y2OSR FTNBY GKS NBadl dzNI y
offer for sale, in addition to existifg  NY SNa YI N] SG LINRPRdzOG&sX FNBakK YSEG |
operation will be moved from the restaurant to the existing commercial kitchen in the HoganHouse.

Expansion of storage space in two current buildings is also planned. Mirdifications are proposed to

existing pghways.

The visual change for the farmer's market is wrapping the existing porch in horizontal spaced boards enclosing
it to create a larger indoor space (+408 SF) for the butchery and retail meat sales. Atdheargshe storage

space is a small addition that nests below the porch roof. A second storage space is set behind the existing
south wing. Both of these additions will conform to the style and aesthetics of these existing two buildings.

Treatments deigined to minimize noise include increasing the height and noise attenuating features of the of

the existing fence along the property line with aightfoot tall noise barrieland addingarriers to shield the

AC exhausts on the top of the barn/cateringlting and restaurant. While these structures would increase the

height over existing, their primary visibility is limited to the property to the east. Existing dense vegetation
provides a visual screen to the farm buildings on the eastern property. exfemsion of the walls of the
restaurant/bar building is proposed to provide additional noise attenuation of the bar area. This wall,
FLIIINREAYLFGStE e y ¥SSG KAIKI oAttt 0SS Oraddtte aaz2¥iaSySF
side.This structure will be primarily visible from the-site parking area.

Farmstead at Long Meadow Ranch Lodging Project (Lodging Project)

The Lodging Project is set back from High2@yMain Street). Thelosestproposedbuilding to Highway 29 is

the Fitness Center which is almost 250 feet from Highway 29. The visibility of the Proposed Project is softened
by several rows of trees along its Highway 29 viewshed as well as along the Mills Street frontage. The
surroundinguses include a veterinary clinic along Highway 29, the existing Farmstead operation adjacent and
to the northwest, residential uses to the north, agricultural uses to the east along with warehousing and a large
PG&E suistation across Mills Lane.
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The Lodmg Project is designed to highlight the agricultural setting of St. Helena and the Napa Valley. The
farmland in the agricultural view shed between Farmstead and the proposed lodging is the central feature of
the overall site. The open farmland provideag views across the valley and a transition between the service
commercial zone to the south and downtown to the north. Paths from the farmland extend across the site to
the service commercial zone creating a direct experiential and visual link ¢ddgag with the farming. A
multipurpose barn building anchors the eastern property edge and a fitness center is set at the western edge of
the site. The barn roof silhouettes of these two buildings set the project in the larger valley floor and provide
continuity with Dr. Gold's barthe veterinary clinicjo the west and the barn roof of Farmstead to the north.

One story cottage buildingsith porches and smaller garden spaces are set in between these barns. The cottage

forms draw on earlier Napa Valley buildings with porches, gable roofs and small fenced gardens. Materials are
simple with corrugated roofing, vertical board siding andlole hung windows. A quiet vernacular architecture

with shade covered indoor to outdoor spaces and orchards throughout will create the Lodging Project
experience. The primary materials are white painted vertical boards, board and batten, natural ceidat ve
02FNRa& FyR fA3IKG INIe& O2NNHAIFIGSR YSil f BRatiaghaningO2y & A a
at the center, the Proposed Lodging Project draws on the agricultural setting to provide a transition from the

service commercial alghHighway 29 to the vineyards to the east.

The Lodging Project maintains the same faanshitectural styleas the existing adjacent Farmstead and
Veterinarian clinic structures, costingonlyofsingled 6 2 NE 0dzA f RAy3a omc QHBHR2NFEKE 3
the multi-purpose buildingand 26(¥or the wellness building) throughout, creating a rural setting with farm

lands, fruit and vegetable landscaping among the buildings and shielding the parking with multiple rows of fruit

trees. In addition, th@roject will provide bicycle and walking paths into downtown while maintainingteet

parking for cars away from the downtown area.

Green design measures will be incorporated throughout the Project. The Project will consist of edible vegetables
and fruit plants and trees and limited decorative planting consisting of native and/or drought tolerant plant
species. Hydraones will be utilized to make efficient use of water in compliance with City ordinafdes.
property will have two to three rowsf orchard trees along Hwy 29 and Mills Lane to soften its appearance from
Highway 29.

IMPACTANALYSIS

Existing Farmstead at Long Meadow Ranch (Farmstead)

(ad) Less Than Significatmpact Changes to the existing Farmstead facilitiesputharily involve interior
construction. New construction will not be visible from-site as the new structures are separated by
existing buillings or existing landscapinghe visual change for the farmer's market is wrapping the
existing porch in hoziontal spaced boards enclosing it to create a larger indoor space for the butchery
and retail meat sales. At the restaurant the storage space is a small addition that nests below the porch
roof. A second storage space is set behind the existing south \Bioth of these additions will conform
to the style and aesthetics of these existing two buildingehe noise attenuation features are only
visible from onsite or from the farm buildings at the rear of the adjacent parcel to the east.

No impacts to a&cenic vista or scenic resources near a scenic highway will occur with the Beoject

is an existing commercial operation and will continue to heBoe development will retain the historic
Loganlves House osite (no exterior alterations are proped) and maintain visual characteristics of

the area. Any new lighting would be focused on path lighting, not resulting in any new substantial
sources of light and glare. Therefore, impacts to visual resources, related to the existing Farmstead
facilities are determined to be less than significant.
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Farmstead at Long Meadow Ranch Lodging Project (Lodging Project)

(@.b)

(©)

(d)

Less Than Significahtmpact While the Projectis located in a visuallprominent sceniccorridor, it

does not contain scenic resourcésees, rock outcroppings or historic buildings) related tState
designatedscenic highwaws there are no officially designated scenic highways in St. Helena per the
Department of Transportation. Therefore, the Pijsite will not impact any State designatedenic
highways.City of St. Helena planning documents depict Highway 29 as an arterial roadway and the
2040General Plan set a goal iofsestigating the possibility afbtaining a scenibighwaydesignation

for Highway 2%hrough St. Helena (Policy CD5 E)wever this has not yet happened. The Project
proposes to provide improvements onsite (including strigees, an orchard, setbacksndscaping,

and paths) in anticipation of meeting a futuscenic corridor designation.

The Lodging Project is designed to be consistent with the agricultural setting of St. Helena and the Napa
Valley. The farmland in the agricultural view shed between Farmstead and the proposed lodging is the
central featue of the overall site. The open farmland provides long views across the valley and a
transition between the service commercial zone to the south and downtown to the north. Paths from
the farmland extend across the site to the service commercial zoraiogea direct experiential and

visual link of the lodging with the farming. A multipurpose barn building anchors the eastern property
edge and a fitness center is set at the western edge of the site. The barn roof silhouettes of these two
buildings sethe project in the larger valley floor and provide continuity with Dr. Gold's barn to the
west and the barn roof of Farmstead to the north.

The Project will not conflict with amgurrentlocal policies or ordinances protecting scenic resources,
policiesor ordinancesand will not result in any significant impacts, therefore the impacts have been
determined to be less than significant.

Less Than Significaimpact While the Project will convert a parcel that is currently undeveloped to

one that is developed, a portion of the site will remain in agriculture. The portion of the site most

visible to the majority of the viewers (the view from Highway 29) will be altémem an open field to

a lodging structure. This change isual character will be minimized by screentireges along Highway

29 and Mills Lane. Evergreen screening trees will wrap the property along Mills Lane and the western

border parallel with Higlvay 29. These California pepper trees, selected for the graceful form of their
RSyaSz ft2¢ Oly2LASaAY gAff NBFOK dzLJ G2 nnQ Ay KS
buildings from the two roads. Adjacent rows of fruit trees will create asaary layer of screening,

providing glimpses of the seasonal farming cycle and historic Napa Valley landscape.

The portion of the property zoned agricultural will be maintained as a working farm raising fruits and
vegetables to be used in the FarmstdRestaurant. The Service Commercial portion is designkd to
consistentg A G K GKS /AGeQa RSAAIY ONARGSNALF mMO LINPGARAYT
designated land uses, 2) using architectural designs and materials consistent with neighbori
structures and 3) providing an appropriate balance of buildings, landscape and open space, and,
therefore, will not result in any significant impacts. The Project shall be consistent with the Highway

29 Specific Plan Design Guidelines.

Therefore the project will have a less than significant impact on the existing visual character.

Less Than Significantnpact The City of St. Helenarequires that lighting fixtures be shielded or
recessed to reduce light bleed to adjoining properties, and that each light fixture be directed downward
and away from adjoining properties and public righfsvay, so that no ossite light fixture directly
illuminates an area off the siteThe Project will be conditioned to ensure compliance with these City
objectives. Théroject shall demonstratat the time of building permit applicatiotihat lighting has
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been designed to be adequate without spillingf ¢fie property to ensure compliance with City
requirements. Compliance witlthese requirementwill ensure thatthe Project will not create a new
source of substantial light or glare which would adversely affect day or nighttime views in themnaliea
therefore, wouldresult ina less than significant impact

MITIGATION MEASURES

None required.

STANDARD MEASURES

A standard condition of approval regarding exterior lighting requirements will be placed on the Rojeartt of
design reviewConformance review shall occur at the building permit stage.

SOURCES

f
f
f
f

City of St. Helen&eneral Platupdate 2040Adopted May 142019
City of St. Helena Municipal Zoning Code
California Department of ransportation, Scenic Highway Program

City of St. Helena Higlay 29 Specific Plafsebruary 22, 2005
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Potentially . Le_s_sThan . LessThan
s Significant With L No
Significant s Significant
Mitigation Impact
Impact

Im
Incorporated pact

IIl. AGRICULTURE AND FOREST RESOURCES
Would the project:

a. Convert Prime Farmland, Unique Farmland, or
Farmland of Statewide Importance (Farmland),
shown on the maps prepared pursuant to the
Farmland Mapping and Monitoring Program of
the California Resources Agency, to
non-agricultural use?

[]
<

Existing Farmstead at Long Meadow Ranch (Farmste

Farmstead at Long Meadow Rarlabdging Project (Lodgint
Project)

O
O
X
[

b. Conflict with existing zoning for agricultural use,
or a Williamson Act contract?

Existing-armstead at Long Meadow Ranch (Farmste:

Farmstead at Long Meadow Rarlotdging Project (Lodgint
Project)

1O
1O
1O

c. Conflict with existing zoning for, or cause rezoni
of, forest land (as defined in PubResources
Code section 12220(g)), timberland (as defined
Public Resources Code section 4526), or
timberland zoned Timberland Production (as
defined by Government Code section 51104(g))

Existing Farmstead at Long Meadow Ranch (Farmste

Farmstead at ong Meadow Ranch Lodging Project (Lodg
Project)

1O
1O
1O

d. Result in the loss of forest land or conversion of
forest land to norforest use?

ExistingFarmstead at Long Meadow Ranch (Farmste:

Farmstead at Long Meadow Rariobdging Project (Lodgint
Project)

0O
0O
0O
X

e. Involve other changes in the existing environme
which, due to their location or nature, could
result in conversion of Farmland, to
non-agricultural use?

Existing Farmstead at Long Meadow Ranch (Farmste

Farmstead at Long Meadow Rarlobdging Project (Lodgint
Project)

0O
0O
> []
[] x
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DISCUSSION

The Farmstea®estauranproperty is designated as Service Commercial and the Farmstead atleadgw Ranch
Lodging property as Service Commercial and Agricultural in thientuGeneral Plar2040 Update The City of St.
Helena planning documents focus on the need to provide for agricultural uses, wineries, single family residences and
public and gastpublic uses, and the Farmstead and the Long Meadow Lodging Projects are both consistent with
proposed serviceoriented development only in the areas desigedt for service commercial us&he areas
designated for agriculture are preserved for agriatator agricultural support uses (e.g. orchards, gardens).

REGULATORY SETTING

California Department of Conservation

TKS SEAAGAY3I CINXY&aGSHR LINELISNIé-dzZiva[ IRSRE 3 §DkeparBrierit af R 2 NoJ ND |
Conservation (DQ®ivision of Land Resources Protection, Farmland Mapping and Monitoring Program (2016). The
CFrNXYaidSIR +d [2y3 aSIFIR2g wkyOK [2R3IAYyI O2YL#SYHY KE a |
YR GCINY{LYRANBFYPSOWDS

TheD® Qa CIF NXflyRa al LILJAyYy3 tNRPINFrY RSTAySa GKS Gg2 OFGS3

G[ F YR | ND fuylardys Bececupiddiby sructures with a building density of at least 1 unit to 1.5 acres, or
approximately 6 structures to a 1dxre parcel. Common examples include residential, industrial, commercial,
institutional facilities, cemeteries, airports, golf courses, sanitary landfills, sewage treatment, and water control
a0NHzOG dzNB a v ¢

Urban and Buitup Land is used for residential, industrialpaaercial, construction, institutional, public
administrative purposes, railroad yards, cemeteries, airports, golf courses, sanitary landfills, sewage
treatment plants, water control structures, and other development purposes. Highways, railroads, and
other transportation facilities are mapped as a part of Urban and BpilLand if they are a part of the
surrounding urban areas.

Units of land smaller than 10 acres will be incorporated into the surrounding map classifications. The
building density for rediential use must be at least 1 structure per 1.5 acres (or approximately 6 structures
per 10 acres). Urban and Builp Land must contain mamade structures or buildings under construction,

and the infrastructure required for development (e.g., paved makwers, water, electricity, drainage, or
flood control facilities) that are specifically designed to serve that land. Parking lots, storage and distribution
facilities, and industrial uses such as large packing operations for agricultural producenaithlty be
mapped as Urban and Builp Land even though they may be associated with agriculture.

Urban and Buitup Land does not include strip mines, borrow pits, gravel pits, farmsteads, ranch
headquarters, commercial feedlots, greenhouses, poultrgilifees, or road systems for freeway
interchanges outside of areas classified as Urban andBulland areas.

Within areas classified as Urban and BugtLand, vacant and nonagricultural land which is surrounded on
all sides by urban development aisdess than 40 acres in size will be mapped as Urban anduBuifiacant
and nonagricultural land larger than 40 acres in size will be mapped as Other Land.

G¢KSAS FINXYflIyRa AyOfdzRS INBFa 2F az2Aif a fiaddkonal YSSG | |
Farmland of Statewide Importance with the exception of irrigation. These farmlands include dryland grains,
KFreflyRas I'yR RNEBfIYR LI &adGdNBoé CIENXYfFYyR 2F [20Ff L
RSTAYSR o0& &d ddWsorp@rmitiee addiaddptad by its Board of Supervisors. Farmland of Local
Importance is either currentiproducing orhas the capability of production; but does not meet the criteria of
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Prime, Statewide or Unique Farmland. Authority to adopt oréoommend changes to the category of
Farmland of Local Importance rests with the Board of Supervisors in each county.

Farmland of Local Importance is either currently producing crops, has the capability of production, or is
used for theproduction of confined livestock. Farmland of Local Importance is land other than Prime
Farmland, Farmland of Statewide Importance or Unique Farmland. This land may be important to the local
economy due to its productivity or value. It does not include Il owned lands for which there is an
adopted policy preventing agricultural use. In a few counties the local advisory committee has elected to
additionally define areas of Local Potential (LP) farmland. This land includes soils which qualify for Prime
Farmland or Farmland of Statewide Importance, but generally are not cultivated or irrigated. For reporting
purposes, Local Potential and Farmland of Local Importance are combined in the aafgagebutare

shown separately on the Important Farmland Map.

Farmland of Local Importance is initially identified by a local advisory committee (LAC) convened in each
county by FMMP in cooperation with the USBES and the county board of supervisors. LAC membership

is very similar to the map reviewers list on pa&yef this document. Authority to recommend changes to

the category of Farmland of Local Importance rests with the board of supervisors in each county. The FMMP
presents each draft map to the board of supervisors for their review. After the presentatithisahap,

the board of supervisors has a-f8y review period in which to request any needed modifications. An
extension may be granted upon request. The board of supervisors may then approve or disapprove the
Farmland of Local Importance category. TheM®Mwill accept the recommendation of the board of
supervisors if it is consistent with the general program guidelines.

If no action is initiated by the county to identify or adopt a Farmland of Local Importance definition within
a year of contact by FMMEhe county will be deemed to have no adopted definition for Farmland of Local
Importance.

Any revision to the initial board of supervisors' action on Farmland of Local Importance will reqdiag 30
written notice to FMMP and members of the LAC. This@se may require reconvening of the LAC.

County definitions of Farmland of Local Importance are contained in Appendix C.

General PlarUpdate 2040
¢KS /AdGeQa Odz2NNByld DSYSNIt tfly LINPGPARSAE (KS F2fft26Ay13

LU5.1 Discourage conversion of existing farmland to +agmicultural uses.

LU5.3 Strictly limit development on properties existing at the time of the adoption of this General tRkrare
designated as agricultural land.

LUS.5 Encourage the use ofistainable agricultural practices.

LU5.6 Permit wineries and other agriculture¢lated industries to locate in the city if their location does not
adversely impact surrouridgs, uses, or city services (water, traffic, etc.) or the quality andactexiof
the community.

IMPACTANALYSIS

Existing Farmstead at Long Meadow Ranch (Farmstead)

(ae)  No Impact. The Farmstead property is fully developmuld the proposed changes will neither effect
designated farmlands nor conflict with Williamsoantracted lands/agriculturally zoned lands. The
site is urban and contains no timberland or forest resources. The site is in an urban area that is
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projectedfor development with limited trees osite and no forest resources on or near the site. The

current uses and the proposed expansion of additional storage areas and the reconfiguration of
SEA&GAY3T dzaSa Aa O2yaArailsydesand athér rdgdlatory 2riteriali KS / A (& C
noted above. The Project would have no impact to agriculturally designated lands or forest resources.

The current and proposed uses support, either directly or indirectly, agricultural lands.

Farmstead at Long Meadow Rah Lodging Project (Lodging Project)

(a,e) Less Than Significant Impaci portion of the Project site (approximately 3.9 acres) is designated
Farmlands of Local Importance of the California Resources. Historical photos indicate that a portion of
the site has been used for agricultural uses in the past. The Project sigmatesl for development is
f20F0SR gAGKAY {iG® | StSylIQa ! Nbly DNRGUK . 2dzyRI NI
portions of the site designated as Agricultural in the General Plan are currently supporting some
agricultural activity and will b@reserved as a working farm and an integral part of the Proposed
[ 2 R3 Ay Dueated Focusl¥The agricultural theme will be maintained on the acreage designated
as serviceeommercial in the form of an edible landscape. Adjacent properties to the weghand
northeast are snilarly zoned for development. As the proposed project will not result in the conversion
of prime, unique, or farmland of statewide importance and as agricultural uses will continsitegn
this impact is considered less than sigant.

(b) No Impact. Neither the Project site nor the adjacent properties are under a Williamson Act contract.
Therefore, the Project would not impact existing agricultural zoning or Williamson Act contract for the

property.

(c,d) No Impact. Thesite is in an urbanizing area that is projected for development with no treesiten
and no forest resources on or near the site. Therefore, the Project would have no impact to forest
resources.
MITIGATION MEASURES

None required.
SOURCES
i California Department of Conservation (CDC), Division of Land Resources Protection, Farmland Mapping
and Monitoring Program (2016)
City of St. Helen&eneral Platpdate 2040; Adopted May 12019.

1 Marcus H. Bole & Associates, Biologibaluation, Long Meadow Ranch Proje&t. Helena, CA,
September 6, 2016

1 RGH Geotechnical and Environmental Consultants, Geotechnical Engineering Report Update, Mills Lane
Lodging Project, St. Helena, California, February 23,.2017
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LessThan
Potentially  Significant With LessThan
Significant Mitigation Significant No
Impact Incorporated Impact Impact
. AIR QUALITY
Would the project:
a. Conflict with or obstruct implementation of the
applicable air quality plan?
Existing Farmstead at Long Meadow Ranch (Farmste |:| |:| X |:|
Farmstead at Long Meadow Ranch Lodging Project (Lod
Project) D D X D
b. Violate any air quality standard or contribute
substantially to an existing or projected air qualit'
violation?
Existing Farmstead at Long Meadow Ranch (Farmste |:| |:| X |:|
Farmstead at. ong Meadow Ranch Lodging Project (Lodg
Project) |:| D X |:|
c. Result in a cumulatively considerable net increas
of any criteria pollutant for which the project
region is nogattainment under an applicable
federal or state ambient air quality standard
(includingreleasing emissions which exceed
guantitative thresholds for ozone precursors)?
Existing Farmstead at Long Meadow Ranch (Farmste |:| |:| X |:|
Farmstead at Long Meadow Ranch Lodging Project (Lod
Project) |:| X |:| |:|
d. Expose sensitiveeceptors to substantial pollutant
concentrations?
Existing Farmstead at Long Meadow Ranch (Farmste |:| |:| X |:|
Farmstead at Long Meadow Rarlobdging Project (Lodgint
Project) |:| X |:| |:|
e. Create objectionable odors affecting a substantie
number of people?
Existing Farmstead at Long Meadow Ranch (Farmste |:| |:| X |:|
Farmstead at Long Meadow Ranch LodgProject (Lodging
Project) D D X D
DISCUSSION

The Project is located Mapa County, which is in the San Francisco Bay Area Air Basin. Ambient air quality standards
have been established at both the State and federal level. The Bay Area meets all ambient air quality standards with
the exception of groundevel ozone, respitble particulate matter (PM), and fine particulate matter (PM).
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Air Pollutants of Concern

High ozone levels are caused by the cumulative emissions of reactive organic gases (ROG) and nitrogen oxides (NOX).
These precursor pollutants react undmsrtain meteorological conditions to form high ozone levels. Controlling the
SYrAaarzya 2F (KSAaS LINBOdzNE2NJ LRffdzil yda Aa GKS F2O0dz
ozone levels in the Bay Area occur in the eastern and souihéand valleys that are downwind of air pollutant
sources. High ozone levels aggravate respiratory and cardiovascular diseases, reduce lung function, and increase
coughing and chest discomfort.

Particulate matter is another problematic air pollutanttbé Bay Area. Particulate matter is assessed and measured
in terms of respirable particulate matter or particles that have a diameter of 10 micrometers or leg$ &PMfine
particulate matter where particles have a diameter of 2.5 micrometers or R§bd). Elevated concentrations of
PMpand PM sare the result of both regiomvide (or cumulative) emissions and localized emissions. High particulate
matter levels aggravate respiratory and cardiovascular diseases, reduce lung function, increa$igyrtemda lung
cancer), and result in reduced lung function growth in children.

The predominant TAC from construction activity is diesel particulate matter (DP®IEs can contain trace levels
of TACs but they do not contribute to overall health riaksociated with construction activities when accounting
for DPM. For these reasons, construction health risk assessments are based on emissions of DPM.

Toxic Air Contaminants

Toxic air contaminants (TAC) are a broad class of compounds knoaust® morbidity or mortality (usually because

they cause cancer) and include, but are not limited to, the criteria air pollutants. TACs are found in ambient air,
especially in urban areas, and are caused by industry, agriculture, fuel combustion, andrctahaperations (e.g.,

dry cleaners). TACs are typically found in low concentrations, even near their source (e.g., diesel particulate matter
[DPM] near a freeway). Because chronic exposure can result in adverse health effects, TACs are reguéated at th
regional, State, and federal level.

Diesel exhaust is the predominant TAC in urban air and is estimated to represent aboqularéers of the cancer

risk from TACs (based on the Bay Area average). According to the California Air Resources Bogral jaaRf

the California Environmental Protection Agency (EPA), diesel exhaust is a complex mixture of gases, vapors, and fine
particles. This complexity makes the evaluation of health effects of diesel exhaust a complex scientific issue. Some
of the chemicals in diesel exhaust, such as benzene and formaldehyde, have been previously identified as TACs by
the CARB, and are listed as carcinogens either under the State's Proposition 65 or under the Federal Hazardous Air
Pollutants programs.

CARB hasdapted and implemented a number of regulations for stationary and mobile sources to reduce emissions
of DPM. Several of these regulatory programs affect mediumhaastyduty diesel trucks that represent the bulk
of DPM emissions from California highways.

Sensitive Receptors

There are groups of people more affected by air pollution than others. CARB has identified the following persons
who are most likely to be affected by air pollution: children under 16, the elderly over 65, athletes, and pébple w
cardiovascular and chronic respiratory diseases. These groups are classified as sensitive receptors. Locations that
may contain a high concentration of these sensitive population groups include residential areas, hospitals, daycare
facilities, eldercare facilities, elementary schools, and parks. The closest sensitive receptors include residences to
the north of the Project site on Charter Oak Avenue and the St. Helena High School to the southwest of the Project
site.

FARMSTEAD AT LONG MEADOW RANCH PROJECTS - IS/MND Page 29



FARMSTEAD AT LONG MEADOW RANCH PROJECTS
St. Helena, California

REGULATORY SETTING

General Pan Update 2040
The following policies relate to the proposed project:

PS1.1 Achieve and maintain clean, healthy air for the residents of St. Helena to preserve environmental quality
and community health.

PS1.2 Support regional efforts to achieve and maintain state ambient concentration standards to protect public
health, redue adverse industrial plant effects, and enhance the visual environment. In particular, provide
local support for implementation of policies and measures set forth in the Napa County Congestion
Management Program.

PS1.3 Encourage effective regulation tifose sources of air pollution, both inside and outside of St. Helena,
which affect air quality, by implementing as many of the recommendations of the Napa County
Congestion Management Plan as is feasible.

PS1.4 Promote an optimized land use development pattern that minimizes cumulative air quality impacts from
proposed developments.

Implementing Actions

PS1.A Minimize local adverse air quality impacts related to construction by requiring dust abatement
procedures for local projects.

PS1.C Review project proposals for their potential to generate hazardous air pollutants.

PS1.D Develop guidelines for locatimew sensitive uses, including residences, schools, and childcare facilities,
away from air pollutant sources. The guidelines can include measures to mitigate air emissions from
existing sources, as well as to design buildings to presgmbsure.

PS1.E Encourage and support regional efforts to use alternative modes of transportation.

PS1.F Consider a citywide network to help commuters arrange carpools, including online coordination
capabilities and designated areas for parking am#t-pp.

PSIG ! R2LJI (KS (KNBakK2ftR&a 2F airA3adyATAOIyOS O2yililFAYySR Ay |
(BAAQMD) Guidelines for Assessing the Impacts of Projects and Plans for determining the significance of
project impacts under the Californinvironmental Quality Act.

PS1.H Continue to implement an ordinance to restrict exposure to environmental tobacco smoke in new and
existing multiunit dwellings, public events, and outdoor areas, such as parks and playgrounds.

PS1.I Adopt a voluntay, employerbased transportation demand management (TDM) program for St. Helena
odzaiySaasSa Ay O2YLIX ALYyOS gAGK GKS .!!1va5Qa wnamt [ f¢
should include measures to reduce the use of siagleupancy vehicles forak-related commuting,
such as carpool/vanpool matching services and emplspensored transit passes.
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PS1.J The potential for sources of odors that includes restaurants, auto body shops, or waste treatment
facilities shall be considered when evaluating proposed residential projects and projects with sensitive
recipients.

Highway 29 Specific Plan

The actiondelow are intended to reduce the effects of Specific Plan development on air which is essential to
YEAYGrAyAy3 {Go | SEtSylFQa KAIK ljdz fAGe 2F €tAFS F2NI o20K
issues, individual projects are stronglyceuraged to incorporate additional safeguards into their development

proposals wherever feasible.

Actions to Protect Air Quality

1. All projects involving grading and/or construction shall adopt recognized dust control measures sufficient to
reduce emissions of Particulate Matt&0 microns (Pk) to lessthan-significant levels. Such measures may
include the following, as well aglditional measures as deemed appropriate by the City Engineer:

1 Watering construction sites as necessary using recycled water treated with a dust palliative or
suppressant;

1 Enclosing, covering, watering, or applying +#ioxic soil binders to stockpiles sbil, sand and other
materials that can be blown by the wind when not in use;

1 Covering all trucks hauling soil, sand and other loose materials, or requiring all trucks to maintain at least
two feet of freeboard;

1 Paving, applying water as necessary, or @pgl nontoxic soils stabilizers to all unpaved access roads,
LI NJAYy3 FNBF& yR adGrkraAxy3a INBlLa G O2yadNHzOGA2Y &Al

1 Sweeping all paved access roads, parking areas and staging areas at construction sites daily, preferably
with water sweepers;

1 Sweeping strets daily if visible soil material is carried onto adjacent public streets, preferably with water
sweepers;

1 Hydroseeding or applying nenoxic soil stabilizers to inactive construction areas;

1 Enforcing a speed limit of 15 mph on unpaved roads;

1 Installing dt fences or other erosion control measures to prevent silt runoff to public roadways; and
1 Replanting vegetation in disturbed areas as quickly as possible.

The Project will be subject ®achof these actions to protect air quality as discussed below.

BAAQMD

The BAAQMD is the regional agency tasked with managing air quality in the region. At the State level, the CARB (a

part of the California Environmental Protection Agency [EPA]) oversees regional air district activities and regulates
airquality at 6 { G GS t S@St® .11 va5Qa dzJRI (SR7). NliessignifiGnee D dzA R S
thresholds identified by BAAQMD and used in this analysis are summarized in Thble I
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Table 141, Air Quality Significance Thresholds

Construction Thresholds

Operational Thresholds

Average Daily Annual Average
Average Daily Emissions Emissions Emissions
(Ibs./day) (Ibs./day) (tons/year)
Criteria Air Pollutants
ROG 54 54 10
NGO 54 54 10
PMio 82 (Exhaust) 82 15
PMs 54 (Exhaust) 54 10
co Not Applicable 9.0 ppm (8hour average) or 20.0 ppm-4

hour average)

Fugitive Dust

Construction Dust Ordinanc
or other Best Management
Practices

Not Applicable

Health Risks and Hazards

Single Sources Within 1,0880t
Zone ofinfluence

Combined Source€umulative
from all sources within 1,06fot
zone of influence)

Excess Cancer Risk

>10 per one million

>100 per one million

Chronic Hazard Index >1.0 >10.0
Annual Average PM >0.3 pg/nt >0.8 pg/n?
Odors Complaints Complaints
No Threshold 5 confirmedcomplaints per year

averaged over three years

Note: ROG = reactive organic gases, NOx = nitrogen oxides; Bblirse particulate matter or
particulates with an aerodynamic diameter of 10 micrometers (um) or lessg Pine particulate
matter or particulates with an aerodynamic diameter of 2.5um or less; and GHG = greenhouse g3

ExistingFarmstead at Long Meadow Ranch (Farmstead)

The existing Farmstead Project was constructed in 2006 and proposes only minor increases in square footage, mostly
storage. No new employees would be need&teattachedTraffic Impact Report studied thenpact of a 206
person eventat the project site For the air quality analysis it was assumed that these events would occur, on

average, twice per week.

Farmstead at Long Meadow Ranch Lodging Project (Lodging Project)

The Lodging Project propose$%unit full-servicelodging facility with design features to reduce vehicle trips.

The Lodging Projeatas evaluated by lllingworth & Rodkin August2016 and updated inDecember2019
(Attachment F) for potential air quafiimpacts and toxic air contaminants. That report serves as the basis for

this analysis.

IMPACT ANALYSIS

Existing Farmstead at Long Meadow Ranch (Farmstead)
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(a-e)

Less Than Significant Impactln the 2011 update to the CEQA Air QuafByidelines, BAAQMD
identifies screening criteria for the sizes of land use projects that could result in significant air pollutant
emissions. For the purposes of this evaluation the Project is using the warehousing category as it most
closely resembles t N22S00Qa LINRLRASR ySg O2yaiaNMzOGAz2Y
square feet of retail butcher shop. For operational impacts, the screening project size is identified at
121,000 square feet. For construction impacts, the screening size tffimbas 259,000 square feet.

Also for operational purposes, two 2@@rson events per week were assumed.

Projects of smaller size would be expected to have-tlegs-significant impacts. Since the Project
proposes to develop 865 square feet of storagel 408 square feet of retail space, it is concluded that
emissions would be well below the BAAQMD significance thresholds. New stationary sources of air
pollution (e.g. backip generators) have not been identified with this Project.

The Farmstead Projeds a local and visitor serving mixed use commercial facility. The proposed
improvements include expansion of storage facilities and an increase in the retail component by 408
square feet. The Project is too small to result in exceedances of any dfittt@@uality significant
thresholds. Due to the Project size, constructiand operationalperiod emissions would also be
minor.

The analysis also included the impact of two -p@@son events per week. No othsignificant
expansion of uses, over exigf, is proposed and only limited construction is proposed. Measuring the
impact of a minor increase in space and the impact of two{28@on events per week resulted in no
new significant air quality impacts and this impact is considered less tharicaghif

Farmstead at Long Meadow Ranch Lodging Project (Lodging Project)

(&b)

Less Than Significant Impacihe Project is a local and visitor serving project with mixed uses. Its
focus is on a balance of uses and the promotion of-meicular transportation once guests arrive
(bicyclesat every room, pedestrian pathways, etcTihe Bay Area 2010 Clean Aarfthat was adopted

by BAAQMD in September 2010. The Proposed Project would not conflict with the latest Clean Air
planning efforts since the Project would have emissions well below the BAAQMD thresholds (see Table
lII-1). The Project is too small to @ed any of the significance thresholds and, thus, it is not required

to incorporate projectspecific transportation control measures listed in the latest Clean Air Plan.

BAAQMD identifies screening criteria for the sizes of land use projects that cauldiresignificant

air pollutant emissions (As noted on Tablel)llIConstructionand operationaperiod emissions would

be less than significant as th&5-unit lodging project is considerably smaller that screening size
identified in the 2011 update tahe CEQA Air Qualituidelines. For operational impacts, the
screening project size is identified at 489 rooms. For construction impacts, the screening size is
identified as 554 rooms. Lodging projects of smaller size would be expected to hatiealess
significant impacts. Stationary sources of air pollution (e.g., -bpcgenerators) have not been
identified with this Project. Since the Project proposes to develop up to 65 rooms, it is concluded that
emissions would be below the BAAQMD significaghoesholds.

As discussed under Impact lli(c), the Project would have emissions less than the BAAQMD screening
size for evaluating impacts related to ozone and particulate matter. Therefore, the Project would not
contribute substantially to existing gorojected violations of those standards. Carbon monoxide
emissions from traffic generated by the Project would be the pollutant of greatest concern at the local
level, resulting in a less than significant impact.
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(©)

(d)

()

Less Than Significant With Mitigatidncorporated. The Bay Area is considered a ratteinment area

for groundlevel ozone and Phsunder both the Federal Clean Air Act and the California Clean Air Act.
The area is also considered nattainment for PMo under the California Clean Air A¢iut not the
federal act. The area has attained both State and federal ambient air quality standards for carbon
monoxide. As part of an effort to attain and maintain ambient air quality standards for ozone apd PM
the BAAQMD has established threshotdssignificance for these air pollutants and their precursors.
These thresholds are for ozone precursor pollutants (ROG and NOx) aRMPMsand apply to both
construction period and operational period impacts.

Due to the Project size, construmti- and operationafperiod emissions would be less than significant.

In the 2011 update to the CEQA Air Quality Guidelines, BAAQMD identifies screening criteria for the
sizes of land use projects that could result in significant air pollutant emissibos.operational
impacts, the screening project size is identified at 489 rooms. For construction impacts, the screening
size is identified as 554 rooms. Lodging projects of smaller size would be expected to hthenless
significant impacts. Since theroject proposes to develop up to 65 rooms, it is concluded that
emissions would be below the BAAQMD significance thresholds. Stationary sources of air pollution
(e.g., backup generators) have not been identified with this Project.

Construction activies, particularly during site preparation and grading of the-&efes of the lodging
component would temporarily generate fugitive dust in the form ofiPdhd PM . Sources of fugitive

dust would include disturbed soils at the construction site andks carrying uncovered loads of soils.
Unless properly controlled, vehicles leaving the site would deposit mud on local streets, which could
be an additional source of airborne dust after it dries. Fugitive dust emissions would vary from day to
day, deending on the nature and magnitude of construction activity and local weather conditions.
Fugitive dust emissions would also depend on soil moisture, silt content of soil, wind speed, and the
amount of equipment operating. Larger dust particles woultleseear the source, while fine particles
would be dispersed over greater distances from the construction site. The BAAQMD CEQA Air Quality
Guidelines consider these impacts to be less than significant if best management practices are
employed to reduceéhese emissions. Mitigation Measure AQuould implement BAAQMEequired

best management practices and reduce impacts to levels of less than significant.

Less Than Significant With Mitigation Incorporatedroject impacts related to increased commnity

risk can occur either by introducing a new sensitive receptor, such as a residential use, in proximity to
an existing source of TACs or by introducing a new source of TACs with the potential to adversely affect
existing sensitive receptors in the Reoj vicinity. Construction activity would generate dust and
equipment exhaust on a temporary basis that couléeef nearby sensitive receptarshe closest
sensitive receptors include singf@mily residences adjacent to the property to the north of Preject

site (and set back from the actual lodging project by 300 feet) and the St. Helena High School, less than
200feet to the southwest of the Project site. Emissions and dispersion modeling was conducted to
predict the offsite DPM concentrations resulting from Project construction, so that lifetime cancer
risks and norcancer health effects could be evaluated. Attachmemcludes the detailed health risk
calculation methodology.

The Project could have a significant adverse impact with respect to community risk caused by
construction activities. Implementation of Mitigation Measures-A@nd A would reduce this
impact to a level of less than significant.

Less Than Significant Impacthe Project would generate localized emissions of diesel exhaust during
construction equipment operation and truck activity. These odor emissions may be noticeable from
time to time by adjacent receptors. However, they would be localized and arékabt to adversely

affect people off site by resulting in confirmed odor complaints. The Project would not include any
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sources of significant odors that would cause complaints from surrounding uses. This would be a less
than-significant impact.

MITIGATON MEASURES

Existing Farmstead at Long Meadow Ranch (Farmstead)

None required.

Farmstead at Long Meadow Ranch Lodging Project (Lodging Project)

AQ1. Construction Dust and Exhaust Contr@uring any construction period groumlisturbance, the
applicant shall ensure that the Project contractor implement measures to control dust and exhaust.
Implementation of the measures recommended by BAAQMD and listed below would reduce the air quality
impacts associated with grading and newwnstruction to a less than significant level. The contractor shall
implement the following best management practices that are required of all projects:

1. All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, and unpaved access
roads) shall be watered two times per day.

2. All haul trucks transporting soil, sand, or other loose materiasioéf shall be covered.

3. All visible mud or dirt trackut onto adjacent public roads shall be removed using wet power vacuum
street sweepers aelast once per day. The use of dry power sweeping is prohibited.

4. All vehicle speeds on unpaved roads shall be limited to 15 miles per hour (mph).

5. All roadways, driveways, and sidewalks to be paved shall be completed as soon as possible. Building
pads shalbe laid as soon as possible after grading unless seeding or soil binders are used.

6. Idling times shall be minimized either by shutting equipment off when not in use or reducing the
maximum idling time to 5 minutes (as required by the California airbornegaontrol measure Title
13, Section 2485 of California Code of Regulations [CCR]). Clear signage shall be provided for
construction workers at all access points.

7. All construction equipment shall be maintained and properly tuned in accordance with mand#sS N &
specifications. All equipment shall be checked by a certified mechanic and determined to be running in
proper condition prior to operation.

8. Post a publicly visible sign with the telephone number and person to contact at the Lead Agency
regarding dust complaints. This person shall respond and take corrective action within 48 hours. The
F'ANI 5Aa0GNRO0GQa LIK2yS ydzYoSN) akKltf faz2 o0S @Aarofs

Implementation of the above Mitigation Measures wouétiuce dust and exhaust impacts to a level of less
than significant.

AQ-2. Community RiskThe project evaluated is at a preliminary design phase and the actual measures to
reduce diesel particulate matter emissions may changgerformance standardral feasible measure to
achieve that standardre presented inbelow construction parameterdt is possible that a different set of
measures could be developed the project could be reduced in scope following entitlement that would
change the requirements to reduce DPM emissions

1. Select equipment during construction to minimize emissions.
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2. The Project shall develop a plan demonstrating that theadid eqiipment used orsite to construct
the Project would achieve a flegtide 72 percent reduction in PMexhaust emissions or moigy
requiringthat all mobile diesepowered offroad equipment larger than 25 horsepower and
operating on the site for more thmatwo days shall meet, at a minimum, U.S. EPA particulate matter
emissions standards for Tier 4 engines or equivalent.

3. The construction contractor shall ua measure$o minimize construction period DPM emissions to
reduce the calculated cancer riskdaannual PMs concentrations below the thresholds. The use of
equipment shall include CARSBrtified Level 3 Diesel Particulate Filters or alternatifesled
equipment (i.e., nordiesel) to meet this requirement. Other measures shall incthdeuseof added
exhaust devices, or a combination of measures, provided that these measures are approved by the
City and demonstrated to reduce community risk impacts

IMPACT SIGNIFICANCE AFTER MITIGATION

Implementation of the Mitigation Measurdisted abovewould reduce construction related impacts to a less
than significantevel

SOURCES

91 City of St. Helena General Plan Update 2040; Adopted May 14, 2019.
1 City of St. Helena, Highway 29 Specific Plan, February 22, 2005

1 Hlingworth &Rodkin, Inc., Draft Air Quality & Greenhouse Gas Emissions Assessment, Farmstead at Long
Meadow Ranch Expansion Project, August 23, 20A6atedDecember2019and February 2020
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LessThan
Significant
Potentially With LessThan
Significant Mitigation Significant No
Impact Incorporated Impact Impact
IV. BIOLOGICAL RESOURCES
Would the Project:
a. Have a substantial adverse effect, either directly or
through habitat modifications, on any species
identified as a candidate, sensitive, special status
species in local or regional plans, policies, or
regulations, or by the California Department of Fish
and Game or U.S. Fish and Wildlife Service?
Existing Farmstead at Long Meadow Ranch (Farmst [] [] X []
Farmstead at Long Meadow Ranch Lodging Pro (] [] X (]

(Lodging Project,

b. Have a substantial adverse effect on any riparian
habitat or other sensitive natural community
identified in local or regional plans, policies, and
regulations or by the&alifornia Department of Fish
and Game or US Fish and Wildlife Service?

Existing Farmstead at Long Meadow Ranch (Farmst ] ] X ]
Farmstead at Long Meadow Rarlobdging Project
(Lodging Project o o o

c. Have a substantial adverse effect on federally
protected wetlands as defined by Section 404 of the
Clean Water Act (including, but not limited to, mars
vernal pool, coastal, etc.) through direct removal,
filling, hydrological interruption, or other means?

Existing Farmstead at Long Meadow Ranch (Farmst
Farmstead at Long Meadow Ranch LodgdProject
(Lodging Project

1 O
O
1 O

d. Interfere substantially with the movement of any
native resident or migratory fish or wildlipecies or
with established native resident or migratory wildlife
corridors, or impede the use of native wildlife nurse
sites?

Existing Farmstead at Long Meadow Ranch (Farmst
Farmstead at Long Meadow Ranch Lodging Pra
(Lodging Project

O
X

O
O

e. Conflict with any local policies or ordinances
protecting biological resources, such as a tree
preservation policy or ordinance?
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LessThan
Significant
Potentially With LessThan
Significant Mitigation Significant No
Impact Incorporated Impact Impact
Existing Farmstead at Long Meadow Ranch (Farmst ] ] X ]
Farmstead at Long Meadow Ranch Lodging Pra
(Lodging Project o o X o
f. Conflict with the provisions of an adopted Habitat
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(Lodging Project,
REGULATORY SETTING

GeneralPlanUpdate 2040

The following General Plan policies relate to the proposed project:
0S1.1 t NBASNIBS | yR SyKIyOS {i® | St Syovidngwiltlife habitd®k 1 y O2 NNA R2 |
biodiversity, natural drainage, and visual amenity.

0S1.2 Prohibit development, alteration, and/or removal of native vegetation from riparian areas. Disallow
invasive species that degrade habitat quality.

0S1.3 Protect and enhance contiguous corridafsiparian vegetation along the Napa River and its tributaries in
order to support regional wildlife moweent and enhance aquatic habitat.

0S1.4 Protect natural habitats that have the potential to support rare, englaned, or speciastatus wildlifeand
plant species. Control invasive species that degrade habitat quality.

0S1.5 Restrict development of hillside areas in order to protect wildlife gtation, viewsheds, and open space
characteristics.

0S1.6 Manage invasive species that degradbitat quality, especially along the Napa River and its tributaries.

0OS1.7 Promote, encourage, and require sustainable agricultural practices that are sensitive to natural habitat
and do not harm wildlife.

Highway 29 Specific Plan

1 Protect identified endangered and speestitus plants and animals and their respective habitats through
individual resource management plans prepared for properties containing or adjacent to such resources.

9 Protected trees should not be removed or didtad during project construction, although, due to the location
of trees, some loss of trees is anticipated.

1 All protected trees shall be identified on preliminary site development plans submitted to the City of St.
Helena for approval.
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ENVIRONMENTAL SENG

Existing Farmstead at Long Meadow Ranch (Farmstead)

The existing Farmstead property is a developed site and its biological resources consist of urban landscaping
and a few native trees.

Farmstead at Long Meadow Ranch Lodging Project (Lod&irmect)

A complete biological resourcevaluationhas beenprepared for theLong Meadow LodginBroject site by
Marcus H. Bole & AssociatesJune2016 This report and inventory includes results of recent site plant and
wetland surveys at the Project site aisfound inAttachment H and is summarized below

Habitat Description

The subject property is located in the City of St. Helena, Californiasit€his uniformly level with an elevation

of 230 feet above sea level. The site is currently vacant land being used to grow vegetables. Interspersed
between the rows of vegetables are noative grasses and forbs. There are no wetlands or riparian habita

on or near the subject property. These features are addressed below.

Undeveloped (Vacant) Land

Interspersed between the rows of vegetables are mative introduced, annual, grasses and forbs. Due to the
phenology of these grasses they tend to domintite uncultivated landscape. Besides the brome, barley and
ryegrass, other grasses found were barbed goatgrasgilops triuncialls and saltgras€stichis spicata Nor
native forbs found at the site were yellow starthistlegnhtaurea solstitialjsfilaree Erodiumspp.), and vetch

(Viciaspp.).

Wildlife Communities

Undeveloped lands generally provide marginal breeding, cover, and foraging habitat for wildlife species. A
limited variety of bird, reptile and mammal species were observed duringeibent surveys. Species observed

in these habitats include American cro@gfvus brachyrhynchpgimerican robinTurdus migratoriug western

scrub jay Aphelocoma coerulescenswestern meadowlark Sturnella neglecta > . 2 GG F Qa L} O1 S
(Thomomys bdae) and the western fence lizar&¢eloporus occidentdlisNo raptors were observed during

over thirty hours of onsite observations.

Special Status Species

The following discussion describes the plant and animal species that have been afforded spegiztion by

federal, state, or local resource agencies or organizations. Listed and special status species are of relatively
limited distribution and may require specialized habitat conditions. Listed and sis¢aiat species are defined

as one of thdollowing:

9 Listed or proposed for listing under the state or federal Endangered Species Acts.
1 Protected under other regulations (e.g., Migratory Bird Treaty Act).

9 California Department of Fish and Game (CDFG) Species of Special Concern.

1 Receiveconsideration during environmental review under NEPA & CEQA.

Speciaistatus species were considered for this analysis based on field survey results, a revievirededha
Endangered and Threatened Species list for Napa CANEA, 2016 alifornia N&ural Diversity Database
(CNDDB, 2016ENPS literature, and database information provided by the U. S. Fish and Wildlife Service (St.
Helena & Rutherford 7 %2 Minute Quads). (See Table 1 of Attachment H.)

Sensitive Habitats
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Sensitive habitats include tse that are of special concern to resource agencies and those that are protected
under NEPA, CEQA, Section 1600 of the California Fish and Game Code, or Section 404 of the Clean Water Act.
The Project area was systematically surveyed to ensure total seaxvertage, with special attention given to
identifying those portions of the study area with the potential for supporting spet#us species and sensitive

habitats. No sensitive habitat was found on or near the Project site.

Determination of Waters fothe United States

¢CKS AyiSyid 2F (GKAA RSGSNNAYIGA2Yy A& (2 ARSydGATe gSiGfl
within the Study Area that could fall under the regulatory jurisdiction of the U.S. Army Corps of Engineers (Corps)
pursuant to Section 404 of the Clean Water Act. T887 Corps of Engineers Wetlands Delineation Manual
identifies several methodologies and combinations of methodologies that can be utilized in making jurisdictional
determinations. Marcus H. Bole & Associdtes employed the Routine GBite Determination methodology

for this study (as supplemented by tHaterim Regional Supplement to the Corps of Engineers Wetland
Delineation Manual: Arid West Regiaiated December 2006). The Routine-Site Determination method uses

a threeparameter approach (vegetation, soils and hydrology) to identify and delineate the boundaries of
jurisdictional wetlands. To be considered a wetland, all three positive wetlaraingers must be present.
These parameters include (1) a dominance of wetland vegetation, (2) a presence of hydric soils, and (3)
hydrologic conditions that result in periods of inundation or saturation on the surface from flooding or ponding.
Further desdption of these parameters is provided in Attachment H. Using the methodologies described in the
1987 Wetland Delineation Manughs supplemented by thénterim Regional Supplement to the Corps of
Engineers Wetland Delineation Manual: Arid West Regiated December 2006), Marcus H. Bole & Associates
found no federal jurisdictional wetland habitats within the boundaries of the subject property.

PorterCologne Water Quality Control Act

The RWQCB requires complete pamd postdevelopment Best Managememractices Plan (BMPs) of any
portion of the Project site that is developed. This means that a water quality treatment plan for thamte
postdeveloped Project site must be prepared and implemented. Preconstruction requirements must be
consistent with he requirements of the National Pollutant Discharge Elimination System (NPDES). That is, a
Stormwater Pollution Prevention PI§BWPPP) must be developed prior to the time that a site is graded (see
NPDES section below). In addition, a post constructioR8pan, or a Stormwater Management Plan (SWMP)
must be developed and incorporated into any site development plan.

IMPACT ANALYSIS

Existing Farmstead at Long Meadow Ranch (Farmstead)

(a-c,ef) Less Than Significant Impads the site igurrently developedwith commercial structuresnd only
minor new construction (<1,300 square feet) is proposedn already disturbed areap impacts to
biological resources; removal of heritage trees; impacts to wetlands or habitagsfarg with fish or
wildlife species; or habitat aronservation area would occur or woudé less than significant.

(d) Less Than Significant With Mitigation Incorporated.

Nesting Raptors, Passerine Birds and Batssting raptors (birds of prey) and passerine (perching)
birds are protected pursuant to California Fish and Game Code (Sections 3503, 3503.5, 3513), and the
Federal Migratory Bird Treaty Act. The pines, redwoods, and oaks present on the Project\site pro
suitable nesting habitat for raptors and passerines. Impacts to such species are a potentially significant
impact, unless mitigated to a level of less than significant by the measures identified below.

SpecialStatus Batsin accordance withthe CEQ DdzA RSt Ay Sa 6{ SOlA 2y wmMpoyno
GSYRIFY3ISNBERé aLISOASa a RSTAYSR o0& /9v! 0alLISOASa
impacts to these bats resulting from the Project would be regarded as potentially significaiet
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Project proponent shallvoid potential impacts to speciatatus bats by conducting preconstruction
surveys and implementing avoidance measures, reducing the impacts to a level of less than significant.

Farmstead at Long Meadow Ranch Lodging Project (Lodgimjelet)

(ac)

(d)

(e-h)

Less Than Significant Impa&ite development will not result in impacts to listed federal or state plant
or wildlife species. Impacts to common vegetation and wildlife habitats are as follows:

Common Vegetation and Wildlife Habitatdroject implementation will not result in alterations
(removal) of natural plant or wildlife communities. The proposed development of this site will not
interfere with the movement of any native resident or migratory fish or wildiipecies oresult in
impacts to established native resident or migratory wildlife corridors. The Project will not affect the
use of native wildlife nursery sites.

SpecialStatus SpeciesSpeciaktatus plant species were considered for this analysis based on field
survey results, a review of the California Natural Diversity Database (CNDDB), and CNPS literature.
Based on the specific habitat characteristics of subject property, no senplant or wildlife species

will be impacted by this ProjecThe structures and trees near the Project site provide suitable roosting
KFoAdGlrd F2N G6KS LI t-EARBRIGF Y R{ ERHPYAEFREOAGA $A 32T
discussed in 1V(d)etow.

Therefore, the Project has been determined not to have a significant effect ocaauydate, sensitive

or special status plant species, riparian habitats, or sensitive natural communities. Therefore, less than
significant impacts are associated lwihese biological habitats. All potential water quality impacts

are addressed by implementation of Mitigation Measures HYDR®@ough HYDRQ in Section IX,
Hydrology.

Less Than Significant With Mitigation Incorporated.

Nesting RaptorsPasserine Birds and Batdlesting raptors (birds of prey) and passerine (perching)
birds are protected pursuant to California Fish and Game Code (Sections 3503, 3503.5, 3513), and the
Federal Migratory Bird Treaty Act. The pines, redwoods, and oaks praséhe Project site provide
suitable nesting habitat for raptors and passerines. In addition, the grassland on the Project site
provides suitable nesting habitat for ground nesting birds such as killdeear@drius vociferjs
western meadowlark§turnéla neglectg, and mourning dove.

SpecialStatusBatsL Y | OO0O2 NRIyOS gAGK GKS /9v! DdzA RSt A a of
GSYRFY3aSNBRé aLISOASa Fa RSTAYSR o6& /9v! 06aLISOASa
impacts to these batsesulting from the Project would be regarded as potentially significartte

Project proponent can avoid potential impacts to spesiatus bats by conducting preconstruction

surveys and implementing avoidance measures, reducing the impactsvelaf less than significant.

Less Than Significant Impacthe undeveloped portion of the Project has no trees.

The Project will not conflict with the provisions of an adopted Habitat Conservation Plan, Natural
Community Conservation Plan, ohet approved local, regional, or state habitat conservation plan.
Therefore, less than significant impacts are associated with these biological habitats. All potential
water quality impacts will be addressed by implementation of Mitigation Measures dGtioSelX,
Hydrology.

FARMSTEAD AT LONG MEADOW RANCH PROJECTS - IS/MND Page 41



FARMSTEAD AT LONG MEADOW RANCH PROJECTS
St. Helena, California

MITIGATION MEASURES

Existing Farmstead at Long Meadow Ranch (Farmsteady the

Farmstead at Long Meadow Ranch Lodging Project (Lodging Project)

BIO1. Nesting Raptors, PasserineA: preconstruction survey for groundesting birdsshall be performed
within thirty (30) days prior to the start of construction. A qualified avian biologist will conduct passerine nest
surveys prior to ground disturbing activities, or construction adgisifit the Project site to locate any active
nests on or adjacent to the Project site. If lagldaring activities can be performed outside of the nesting season,
that is, between August 16 and January 31, no preconstruction surveys for nesting birdwianeted.

If an active raptor nest is identified during the surveys of the project site and within 300 feet of the project site,
a 300foot buffer around the nest sitshall be established. It can be established via installation of orange
construction fercing or placement of bright orange lath df-foot centers along the arc of the protection buffer.

If nesting passerines are identified nesting then &a@ protection buffer shall be established using the same
buffer demarcation fence or lath as predm=d above.

If nests are located off the project site, then the buffeablbe demarcated as per above but only where the
buffer intersects the project site. The size of the nest protection buffer may be altered if a qualified ornithologist
with extensive constructiomelated nest protection experience conducts behavioral obd@yma and
determines the nesting raptors or passerines are well acclimated to disturbance. If this occurs, the qualified
ornithologist may prescribe a modified buffer that provides sufficient buffer to prevent undue
disturbance/harassment that would otherse result in construction related nest failure. Physical harm to the
nest or sufficient disturbance that results in adult inattentiveness to eggs or young will cause nest failure.

No construction or earthmoving activity shll occur within the establiste buffer until it is determined by a
qualified ornithologist that the young have fledged (that is, left the nest) and have attained sufficient flight skills
to avoid project construction zones. In the area of the project site, this typically occurs HWbthulyHowever,

this date may be earlier or later, and would have to be determined by the qualified ornithologist. If a qualified
ornithologist is not hired to watch the nesting raptors/passerines then the buffeati Is maintained in place
through the nonth of August and work within the buffer can commence September 1st.

Ground Nesting Raptors and Passerines

In order to determine if groundhesting raptors or passerines are nesting onsite, a qualified ornithologist would

have to conduct walking transett G KNR dzZAK G KS LINRP2SOG aAidsSqQa 3INIF aaftlyR
nesting raptors (e.g. northern harrier) or passerines are identified during the surveys within 300 feet of the

project site (or 75eet in the case of passerines), a 00t buffer (or 75feet in the case of passerines) around

the nest site shll be fenced with orange construction fencing or brightly painted orange lath. If the nest is

located off the project site, then the buffer athbe demarcated as per above where the bufi@iersects the

project site. The size of the buffer may be altered if a qualified ornithologist conducts behavioral observations

and determines the nesting raptors or passerines are well acclimated to disturbance. If this occurs, the
ornithologist should prescribe a modified buffer that allows sufficient room to prevent undue
disturbance/harassment to the nesting raptors/passerines.

No construction or earthmoving activity shll occur within the established buffer until it is determined by a
qualified orrithologist that the young have fledged (that is, left the nest) and have attained sufficient flight skills
to avoid project construction zones. This typically occurs by July 15th. This date may be earlier or later, and
would have to be determined by a qifedd ornithologist. If a qualified ornithologist is not hired to watch the
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nesting raptors/passerines then the buffersafiibe maintained in place through the month of August and work
within the buffer can commence September 1st.

Special Status Bats

In order to avoid impacts to speciatatus bats, a biologist sl conduct a preconstruction survey of structures
and trees that would be impacted by the project 15 days prior to removal or commencemgrwidwork
All bat surveys 4l be conducted by &iologist with experience surveying for bats. If no spestalus bats are
found during the surveys, then there would be no further regard for spatigiis bat species.

If specialstatus bat species are found roosting on the project site, the bidlahel determine if there are
young present (i.e., the biologist should determine if there are maternal roosts). If young are found roosting in
any tree or structure that will be impacted by the project, such impactdl ble avoided until the young are
flying and feeding on their own. A nalisturbance buffer installed with orange construction fencinglfiso

be established around the maternity site. The size of the buffer zone should be determined by a qualified bat
biologist at the time of the survey If adults are found roosting in a tree or structure on the project site but no
maternal sites are found, then the adult bats can be flushed or avemeeviction door can be placed over the

tree cavity (or structure access opening) fat@&hour period prior to the time the tree or structure in question
would be removed or disturbed. At that point, no other mitigation compensation would be required.

IMPACT SIGNIFICANCE AFTER MITIGATION
Implementation of themitigation measure listed aboveill ensure all impacts to biological resources are
reduced to dess than significarlevel

SOURCES

1 City of St. Helena General Plan Update 2040; Adopted May 14, 2019.

1 Marcus H. Bole & Associates, DRAFT Biological Egaluaitng Meadow Ranch Projecst. Helena, CA,
September 8, 2016
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LessThan
Significant
Potentially With LessThan
Significant Mitigation Significant No
Impact Incorporated Impact Impact
V. CULTURAL RESOURCES
Would the project?
a. Cause a substantial adverse change in the
significance of a historic resource as defined in
15064.%
Existing Farmstead at Long Meadow Rar
(Farmstead) o o X o
Farmstead at Long Meadow Ranch Lodging Pra
(Lodging Project’ L] o X L]
b. Cause a substantial adverse change in the
significance of an archaeological resource pursu
to 15064.5?
Existing Farmstead &tong Meadow Rancl
(Farmstead) u N X u
Farmstead at Long Meadow Ranch Lodging Pra
(Lodging Project u X u u
c. Directly or indirectly destroy a unique
paleontological resource or site or unique geolog
feature?
Existing Farmstead at Long Meadow Rar
(Farmstead) o o X o
Farmstead at Long Meadow Ranch Lodging Pra
(Lodging Project o X o o
d. Disturb any human remains, including those
interred outside of formal cemeteries?
Existing-Farmstead at Long Meadow Rani
(Farmstead) o o X o
Farmstead at Long Meadow Ranch Lodging Pra (] X (] (]

(Lodging Project,

DISCUSSION

A Cultural Resources Report evaluating the 10 Boogect site was prepared Wlaherty Cultural Resources Services

(FCRS) in June of 20Ikheir report serves as the basis of this analysis and conclusions. The full report is continued

in Attachment KContacts with the local tribes as well as the ffof Historic reservation were initiated as part of

the Cultural Resources review. No tribes responded with any concerns. Tharsitest identified in anystate

archival documentationThe Cultural Resources Manager for the Tewe Kewe Cultural Center, Bill Laverne, met with
NELINBASY Gl 6A@Sa 2F GKS /Ade yR GKS LILX AOFydiQa NBLINBA
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While the Farmstead at Long Meadow Ranch is a fully developed ahdhdid site, the Lodging component is
undeveloped. The Lodging site has been used for agriculture over the past 30+ years (See also Section VIl Hazards
and Hazardous Waste).

REGULATORY SETTING

General PlarUpdate 2040

The General Pladpdate 204@ontainsthe followingpolicies related to cultural resources:

HR1.5 For development and redevelopment proposals in archaeologically and paleontologically sensitive areas of
St. Helena or where tribal cultural resources are known to esésplire an assessment of the potential
presence of archadogical, paleontological and tribal cultural resources, including a site survey and a
records search of the California Historical Resources Information System at the Northwest Information
Cente (NWIC). As warranted by the results of the assessment, require additional studies to identify and
address projectpecific impacts on archaeological and paleontological resources. The City shpdriateor
the study recommendations as project condits of approval to ensure that impacts on archaeological
and/or paleontological resources are mitigated to the extent possible. Studies shall be prepared according
to National Register Bulletin 24: Guidelines for Local Surveys: A Basis for PresetaatidmgRand the
{ SONBGFINE 2F GKS LYGSNA2NRA {GFyRFNR& YR DdzZA RSt Ay

HR2.1 { iNBY3GKSYy Lzt A0 ¢l NBySaa 2F |yR &dzZJI2NI F2N (K
resources, while improving community access to information about local Native American history.

HR2.2 In cooperation with Native American Researchd dtistorical Preservation Society, improve community
access to information about Native American life.

ENVIRONMENTAL SETTING

Existing Farmstead at Long Meadow Ranch (Farmstead)

The 2.47+ acre Farmstead property is a completely developed site. All alterations to the Project will occur on
LINEPA2dzaf e RAAGAINDSR ada2Afaod ¢CKS LRAIGSYdGAFt F2NJAYLI OGa
that should any previouslyndiscovered cultural resources be found during construction, appropriate measures

are taken and potential impacts will remain less than significant.

The existing developed portion has a building with historical attributes that has been preservedaimisised.
No changes to the building are proposed which would affect its historical characteristics

Farmstead at Long Meadow Ranch Lodging Project (Lodging Project)

The proposed Lodging portion of the Project site is located on a vacantitiita the City of St. Helena in anea

planned for developmentThe study area comprises approximately 10 acres of relatively level land located

I LIINREAYLFGStE& nop YAfSa &a2dzik 2F R2gylG2ey {dGd | StSyl
topographic maps.There are no known unique geological or paleontological features on the Project site that would

indicate the presence of cultural resources.

IMPACT ANALYSIS

Existing Farmstead at Long Meadow Ranch (Farmstead)
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(ad) Less Than Significant Imapt. The Logafves House is a local historical resource and was rebuilt as
part of the 2009 LMR Project Approval. Proposed modifications to the HegarHouse will not
require any exterior changes. Therefore, no impact todnisal resources is amfpated, and impacts
are deemed less than significant.

Neitherthe modifications to the other building nor construction of the storage areas will occur on
previously undisturbed soils.

Farmstead at Long Meadow Ranch Lodging Project (Lod&irmect)

€) Less Than Significaimpact The Directory of Properties in the Historic Property File for Napa County
(maintained by the Office of Historic Preservation (OHP)) and the OHP Historic Maps including General
Land Office maps, United States Gejical Survey maps, and United States Army Corps of Engineers
maps were all reviewed as part of the record search forlib@acreparcel and no historical resources
were identified. Therefore, it has been determined that no historical resources witifgcted by the
Lodging Project.

(b-d) Less Than Significant With Mitigation Incorporatioifhe Native American Heritage Commission has
been contacted and no responses have been received

The investigation consisted of a complete-fot survey of theProject area. Greater attention was
paid to areas within the Project area where the ground could be observed. North south transects were
used to cover the Project area. Transect width varied from a few meters to 30 meters, depending on
ground cover. Grund visibility was fair in most areas. No cultural resources were discovered as a
result of the survey; however, the possibility of buried or obscured cultural resources does exist.

Potential impacts to cultural, paleontological and historical resouraes considered less than
significant as no resources were identified in archival research, during contacts or during-gfie on

field reconnaissance. Existing measures, promulgated in Public Resources Code Section 5097.98 and
Health and Safety Code Siect 7050.5 pertaining to the discovery of human remains, will protect any
subsurface features that might be discovered during construction, reducing impacts to a level of less
than significant as identified in Mitigation Measure &)Jbelow.

MITIGATIONMEASURES

CULL. If any cultural resources, such as structural features, unusual amounts of bone or shell, artifacts,
human remains, or architectural remains are encountered during any construction activities, the Contractor
shall implemenimeasures deemed necessary and feasible to avoid or minimize significant effects to the
cultural resources including the following:

1  Suspend work within 100 feet of the find; and,

T LYYSRAFGSte y20AFe GKS /AG@Qa / 2YYydmtassaly 5SSt 2 LISy
investigation of the site with a qualified archaeologist as needed to assess the resources (i.e., whether it is
' AKAZG2NAOFE NB&2dzZNDOSé¢ 2NJ I adzyAljdzS | NOKFS2f23A0F ¢
1 Provide management recommendations should potential impactheéaesources be found to be
significant;

o Possible management recommendations for historical or unique archaeological resources could
include resource avoidance or data recovery excavations, where avoidance is infeasible in light of
project design or laydyior is unnecessary to avoid significant effects
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1 In addition, the Contractor in consultation with the Preservation Director, State Historic Preservation
Officer, and if applicable, Tribal representatives, may include preparation of reports for resources
identified as potentially eligible for listing in the California Register of Historical Resources.

None of the responses received from the tribes indicated that they wanted an archaeologist present during
initial grading.

CUE2. If human remains arencountered, excavation or disturbance of the location must be halted in the
vicinity of the find, and the county coroner contacted. If the coroner determines the remains are Native
American, the coroner will contact the Native American Heritage CommisBmenNative American Heritage
Commission will identify the person or persons believed to be most likely descended from the deceased
Native American. The most likely descendent makes recommendations regarding the treatment of the
remains with appropriate ignity.

SOURCES

1 Flaherty Cultural Resources Services, Cultural Resource Reconnaissance of 10.21+ Acres City of St. Helena
(Long Meadow Ranch), June 15, 2016.
1 City of St. Helena General Plan Update 2040; Adopted May 14, 2019.

1 Bill Laverne, Tewe Kev@ultural Center, osite meeting, NovembeB0, 2016.
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LessThan
Potentially  Significant With LessThan
Significant Mitigation Significant No
Impact Incorporated Impact Impact
VI. ENERGY
Would the project?
a. Result in otentially significant environmental
impact due to wasteful, inefficient, or unnecessal
consumption of energy resources during project
construction or operation?
Existing Farmstead at Long Meadow Ranch (Farmst: ] ] X ]
Farmstead at Long Meadow Ranch LaddProject (Lodging Project |:| |:| X |:|
b. Conflict with or obstruct a state or local plan for
renewable energy or energy efficiency?
Existing Farmstead at Long Meadow Ranch (Farmst |:| |:| |:| X
Farmstead at Long Meadow Rariatdging Project (Lodging Projec |:| |:| |:| X

DISCUSSION

This section addresses effects of the Projects on energy consumption during construction and operation. Existing
energy consumption on thexisting Farmsteadite includes consumption of fossil fuels in operation of the
restaurant and associated ancillaactivities. Farmstead has implemented numerous egysaving programs
including ondemand water heaters, waterless urinals and installation of a 65 kW solar system on the roof of the
restaurant.

IMPACT ANALYSIS
Existing Farmstead at Long Meadow Ranch (Ratead)

a) Less Than Significant Impadihe site is currently developed with commercial structures and only minor
new construction (<1,300 square feet) is proposed in an already distuates.Operation of theProject
would involve consumption of electricity and natural gas and an incremental increase in the consumption
of these resources associated with Project operation would not represent unnecessary, inefficient, or
wasteful use of resourced\s described abov&armstead has implemented several energy saving features
includinginstallation of a 65 kW solar system on the restaurant rdbierefore impacts related to energy
consumption are considered less than significaatit would not represent unnecessary, inefficient, or
wasteful use of energy resources

b) No Impact. Again, the proposed physical changes to the existing Farmstead operation are very minor in
nature. All new construction will comply with the Califariinergy Code and the California Building Code
and the project will not conflict with or obstruct a state or local plan for enerffigiency; therefore, no
impact would occur.

Farmstead at Long Meadow Ranch Lodging Project (Lodging Project)

a) Less Than Significant Impac€onstruction of thelLodging Project would require consumption of
nonrenewable energy resources, primarily in the form of fossil fuels (including fuel oil, natural gas, and
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gasoline) for automobiles and construction equipmeand other resources including, but not limited

to, lumber, sand, gravel,asphalt,metals, and water. Construction would include energy used by
construction equipment and otheactivities at the Projecsite (e.g., building constructiorexcavation,
paving), in addition to the energy used to manufacture the equipment, materials, and supplies and
transport them to the Project site. Energy for maintenance activities would include that fetoedgy
upkeep of equipment and systems, as well as energy embedded in any replacement equipment, materials,
and supplies. It is expected that nonrenewable energy resources would be used efficiently during
construction and maintenance activities given the finahitnplications of inefficient use of such resources.
Therefore, the amount and rate afonsumption of such resources during construction and maintenance
activities would not result in the unnecessary, inefficient, or wasteful use of energy resources.

Operation of theProject would involve consumptioof electricity and natural gaand an incremental
increase in the consumption of these resources associated with Project operation would not
represent unnecessary, inefficient, or wasteful use of ueees. As describeith more detail belowthe
Project would include numerous energfficiency features The Project would comply with Title 24
Building, Energy and Green Buildings Standards (California Building Code, Title 24, Pértsand 11).
Project lighting, in particular, would be a minimum of 20 percent more efficient than California Energy
Code requirementsThe new lodging facility would include the following additional energy efficiency
features:

1. Microturbines to generate electrity for the lodging.Depending on load sizes; @ units are
planned to go in the large equipment barn behind the pool area.

2. Heat exchanger®Vaste heat from the micrdurbines will be used to heat the pool and
produce or preheat the domestitot water.

3. Space conditioning for both heating and cooling is planned to be VRF, variable refrigerant
flow along with HRV, heat recovery ventilators to precondition outside air used for ventilation
requirements.

4. Solar Photovoltaic panelgll be set in the roof wells of the guestroom buildings.
5. Envelope desigrilhe buildings are light colored with light roofs to reduce heat gain and porches
are used teshade areas of glass.

DAGSY G(KS F2NBI2Ay3IZ ({KSresoN@Lvd@Odib fess hanysinifivandiias 8 y 2 T
would not represent unnecessary, inefficient, or wasteful use of energy resources.

b) No Impact. The newf 2 RIAy 3 FI OAf A (& Qawoulllysd NFERMuS Fcanpl) withiyhé  F S (0 d:
California Energy Code and the California Building Code. While not specifically applicable to the Project,
Senate Bill 350 sets ambitious 2030 targets for energy efficiency and renewable electricity, increasing
Calibrnia's renewable electricitgrocurement goal from 33%y 2020 to 50%y 2030.n addition, he new
lodgingfacilitywould includethe additional energy efficiendgatures described abovAs such, the Project
would not conflict with or obstruct stater local plans for renewable energy or energy efficiency, and no
related impact would occur.

MITIGATION MEASURES

None required.

SOURCES
1 City of St. Helena General Plan Update 2040; Adopted May 14, 2019.
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LessThan
Potentially  Significant With LessThan
Significant Mitigation Significant No
Impact Incorporated Impact Impact
VIl. GEOLOGY AND SOILS
Would the project:
a. Expose people or structures to potential
substantial adverse effects, including the risk of
loss,injury, or death involving:
i) Rupture of a known earthquake fault, as
delineated on the most recent AlquiBtriolo
Earthquake Fault Zoning Map issued by the
State Geologist for the area or based on othe
substantial evidence of a known fault? Refer |
Division of Mines and Geology Special
Publication 42.
Existing Farmstead at Long Meadow Ra(drmstead) |:| |:| X |:|
Farmstead at Long Meadow Ranch Lodging Project (Lod
Project) D D X D
if) Strong seismiground shaking?
Existing Farmstead at Long Meadow Ranch (Farmste |:| |:| X |:|
Farmstead at Long Meadow Ranch Lodging Project (Lod
Project) O [ X [
iii) Seismic related ground failure, including
liquefaction?
Existing Farmstead at Long Meadow Ranch (Farmste |:| |:| X |:|
Farmstead at Long Meadow Ranch Lodging Project (Lod
Project) D D X D
iv) Landslides?
Existing Farmstead at Long Meadow Ranch (Farmste |:| |:| |:| X
Farmstead at Long Meadow Ranch Lodging Project (Lod
Project) |:| D |:| X
b. Result insubstantial soil erosion or the loss of
topsoil?
Existing Farmstead at Long Meadow Ranch (Farmste |:| |:| X |:|
Farmstead at Long Meadow Rariobdging Project (Lodgint D D X D

Project)

c. Be located on a geologic unit or soil that is
unstable, or that would become unstable as a
result of the project, and potentially result in on,
off, site landslide, lateral spreading, subsidence,
liquefaction orcollapse?
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Existing Farmstead at Long Meadow Ranch (Farmste

Farmstead at Long Meadow Rarlobdging Project (Lodgint
Project)

d. Be located on expansive soil, as defined in Table
18-1-B of the Uniform Building Code (1994),
creating substantial risks to life or property?

Existing Farmstead at Londeadow Ranch (Farmsteac

Farmstead at Long Meadow Ranch Lodging Project (Lod
Project)

e. Have soilsncapable of adequately supporting the
use of septic tanks or alternative wastewater
disposal systems where sewers are not available
for the disposal of wastewater?

Existing Farmstead at Long Meadow Ranch (Farmste

Farmstead at Long Meadow Ranch LodgProject (Lodging
Project)

DISCUSSION

RGH Geotechnicahd Environmental Consultants have prepared several reports for the Lodging project and these

LessThan
Potentially  Significant With
Significant Mitigation
Impact Incorporated
[ []
[] []
[] []
[ []
[] []
[] []

LessThan
Significant No
Impact Impact

X []
X []
X []
X []
] X
] X

are contained in Attachment DGeotechnical Investigation, Mills Lane Commercial Project, St. Helena, California,

May 8, 2001(Attachment D1); Report Update, Mis Lane Lodging Project, St. Helena, California, February 23, 2017
(Attachment B2); andGeotechnical Engineering Report Update, Mills Lane Lodging Project, St. Helena, California,
February 23, 201{D-3). These reports support the following discussion.

REGULATORY SETTING
General PlarUpdate 2040

TheGeneral Platupdate 2040 includes the followinmplicies relatedd geologic and seismic safety:

PS3.1 Minimize risk of injury, loss of life and property damage from seismicallyced and other known

geologic hazards.

PS3.2 Restrict the intensity of development and the level of landform alteration in the hillside areas in order to

minimize the potentl for slope failure.

PS3.3 The required soils and geologic reports for new development shall include geotechnical analysis for

construction in areas with potential geological hazards and/or for purposes of environmental analysis. The

analysis shall investigate all potential ge@zard issues for the site where there is substantial evidence of

a potential risk.

PS3.4 Geologic eports for new development shall describe hazards and include mitigation measures to reduce
NAala G2 | O0OSLIikotS tS@St
stating that risks have been mitigated to an accepdblvel.
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Highway 29 Specific Plan

The utilities, infrastructure and grading section expldivesutilities, other infrastructure, and grading needed to
serve development proposed in the Specific Plan area. Providing adequate and timely utility service is essential in
ensuring orderly and safe development.

Policies specific to the projects indkt
1 Grading should be limited to the minimum necessary to improve site drainage. Grading operations
undertaken to raise building pads or sitesoutof a 808  NJ Ff 22 R LX F Ay akKlff O2y¥2
Protection Ordinance (Chapter 5B of the Munétiode).

1 Grading of individual sites within the Specific Plan area will likely be needed to improve site drainage and,
in some instances, to raise building pads out of flood hazard areas.

ENVIRONMENTAL SETTING
Existing Farmstead at Long Meadow RanchrfRatead)

The Project site is fully developedth urban land uses including structures, a parking lot and landscaping
¢KS aArdsSQa 3S2f238 Aa aAYATINI G2 (GKS ySAIKOo2NAYy3I [ 2R

Farmstead at Long Meadow Ranch LodgiRmpject (Lodging Project)

The Lodging Project has been the subject of a geotechnical investigation prepakéaly ia001 by RGH
Geotechnical and Environmental Consultants. A Geotechnical Engineering Report update was prepared on
February 23, 2017. Theseports are the basis for this analysis and the conclusions. Both reports are found in
Attachment D1 and Attachment E2.

As described by RGH Geotechnical and Environmental Consultants the Project site is relatively flat and does not
contain evidence ofray geologic activities such as faulting and landsliding, but is located in an area considered

to be susceptible to ground motions. St. Helena is located within a seismically active area in California. The
area is subject to geological hazards relatedarily to seismic events (earthshaking) due to presence of active
faults. However, the Project site is of relatively flat terrain and is not located within the ARpiéd Special

Study Zone. The site is in an area of subject ground shaking in thieofam earthquake on the nearest faults.

The development will require the application of the City of St. Helena and California Building Code (CBC)
construction standards to address all potential impacts related to possible area seismic activity, thereby
reducing impacts from geologic hazards less than significant. The CBC requires earthquake resistant design and
construction whicthelpsreduce earthquake damages and losses.

The primary geologic hazard identified at the site is the potentiadtimng to very strong earthquakeduced
ground shaking. Other hazards, as discussed below, are not considered significant at the siteleAdoiption
of each geologic hazard and mitigation measures are listed in the following sections.

IMPACT ANALSIS

Existing Farmstead at Long Meadow Ranch (Farmstead)

(ad) Less Than Significant ImpactThe proposed alterations to the buildings consist of storage space and
the remodeling of one building including a small expans@ompliance with the CBC arftktStandard
Measures, identified below, will ensure that impacts are less than significant.
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(e) No Impact. All wastewater discharges are to the public wastewater system and no increases in
wastewater projected. Therefore, no impacts relatedmastewater capabilities of soils will occur.

Farmstead at Long Meadow Ranch Lodging Project (Lodging Project)

(a(iya(iii))
Less Than Significant ImpacEault Surface Rupture, Seismic Shaking and Liguefacftibe:Project
site is not located within an Alquiftriolo Earthquake Fault Zone. The closest active faults are the
Hayward Rodgers Creek Fault located 6 km to the north#esSan Andreas Fault 26.5 km southwest
of the site and the West Napa is locate® km to the southwest. Peak ground acceleration (PGA) was
determined using the methods in the 2016 California Building Code (CBC) and ASCE StEhdafl 7
earthquake at the site ranges from 0.32 to 0.48. The West Napa fault is most likely cantiodin
ground motions at the site. According to Petersen (1996), the West Napa fault is capable &% M
earthquake. Therefore, RGH judged that there is potential for liquefaction at the site.

There are three potential consequences of liquefactiorearing capacity failure, lateral spreading
toward a free face (e.g. riverbank) and settlement. Bearing capacity failure is sudden and extreme
settlement of foundations that typically occurs when the liquefied layer is relatively close (typically
within two times the footing width, depending on the loads) to the bottom of the foundation. Because
the liquefiable layer is 6 feet below the ground surface, it is possible that foundations could be
susceptible to bearing capacity failure. However, the groundwit our borings ranged from 5 % to

7 feet after an extensive period of rain. It is likely that the groundwater is at a lower level for most of
the year. Furthermore, the upper 5 feet of soil will need to be removed. Therefore, RGH judges the
potential for bearing capacity failure as low.

Lateral spreading can occur where continuous layers of liquefiable soil extend to a free face, such as a
creek bank. There are no significant free faces in the vicinity of the site. Therefore, RGH judges the
potential for liquefactioninduced lateral spreading at the site as low.

The third potential consequence of liquefaction is settlement due to the densification of the liquefied
soils. Potential settlements based on the blow county data and cyclic stress@&tia&tculated using

0KS YSiK2Ra 2F LaAKAKIN} YR [ 23KAYAYS OmMppHL D
calculated total settlement ranging from up to %z inch. Differential settlement could also range up to ¥2
inch.

Compliance with the CBC arftet Standard Measures, identified below, will ensure that impacts are
less than significant.

(a(iv)) No Impact. The site is relatively flat and is, therefore, not susceptible to landsliding.

(b) Less Than Significant ImpadErosion: Sandy soils on madlate slopes or clayey soils on steep slopes
are susceptible to erosion when exposed to concentrated surface water flow. The Project site is
relatively flat; therefore the risk of significant erosion is low. However, the potential for erosion is
increas&l when established vegetation is disturbed or removed. No significant fill placement or
excavation is anticipated as part of the Project. Compliance with the CBC and the Standard Measures,
identified below, will ensure that impacts are less than sigguific

(c) Less Than Significant ImpacSeismic Induced Ground Settlememensification is the settlement of
loose, granular soils above the groundwater level due to earthquake shaking. Typically, granular soils
that would be susceptible to liquefaction, if saturated, are susceptible to densification of not saturated.
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Proviced remedial grading is performed as recommended, RGH judges there is a low potential for
densification to impact structures at the site.

Lateral Spreading, Lurching and Ground CracKingching and associated ground cracking can occur
during strong ground shaking. The ground cracking generally occurs along the tops of slopes where
stiff soils are underlain by soft deposits or along steep slopes or channel banks. Due to the relatively
flat site, absence of nearby creek banks, and -pontinuous liquefiable layers, lateral
spreading/lurching and ground cracking are not considered significant hazards at the Project site.

Slope Instability:Weak soils and bedrock on moderate to steeppsk can move downslope due to
gravity. Slope instability is often initiated or accelerated from soil saturation and groundwater
pressure. Slope movement can vary from slow, shallow soil creep to large, sudden debris flows.
Landslides can cause sigrafit damage to structures and improvements, and sudden landslides can
result in loss of life. The topography of the site is relatively flat. Therefore, the potential for landsliding
at the Project site is very low.

Settlement/Subsidence Significant setement can occur when new loads are placed at sites due to
consolidation of soft compressible clays (i.e. bay mud) or compression of loose soils. Soft compressible
materials were not observed during the subsurface exploration that would have a signffatantial

for compression settlement and consolidation with an applied surface load. Therefore, the risk of
settlement to the proposed structures at the Project site is low.

(d) Less Than Significant ImpacExpansive SoilExpansive soil occurs whetay particles interact with
water causing volume changes in the clay soil. The clay soil may swell when saturated and shrink when
dried. This phenomenon generally decreases in magnitude with increasing confinement pressure at
depth. These volume changenay damage lightly loaded foundations, flatwork, and pavement.
Expansive soil also causes soil creep on sloping ground. Variable surface soils with a low to high expansion
potential were observed during exploration. Therefore the potential for expansoil damage is
moderate. Compliance with hCBC and the Standard Measurigientified below, will ensure that
impacts are less than significant.

(e) No Impact. The Project proposes to connect to the public sewer system. Therefommpatts
related soil capability for wastewater disposal is anticipated.

MITIGATION MEASURES
None Required

Standard Measures

Compliance with the latest version of the California Building Codecanditioning the Lodging Project withe
following geotechnical recommelations shall ensure application tfe latest in design standards for geotechnical
health and safety:

Seismic Design

{SAAYAO RS&A3IY LI NFYYSGHISNE LINBaASYiSR 06Sft2¢g NS o6laSR 2y
California Building Code (CBC). Based on Tabld 20.8merican Society of Civil Engineers (AStaBjlard 710,

GAGE SR daAyAYdzy 55aA3y [2F R4 FT2NJ . dAftRAY3IE YR hGKSNI {(
should be used for the site. Using a site latitude and longitude of 38.5016°N and 122.4597°W, respectively, and the

U.S. Seismicd3ign Maps from the United States Geological Survey (USGS) website
(http://earthquake.usgs.gov/designmaps/us/application.php), RGH recommends that the following seismic design
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criteria be used for structures at the site.

Spectral Response Parameter Acceleration (g)
S (0.2 second period) 1.500
S (1 second period) 0.600
Sus (0.2 second period) 1.500
Su1 (1 second period) 0.900
$s(0.2 second period) 1.000

Grading

Site Preparation

Areas to be developed should be cleared of vegetation and debris. Trees and shrubs that will not be part of the
proposed development should be removed and their primary root systems grubbed. cCategrubbed material

should be removed from the site and disposed of in accordance with County Health Department guidelines. We did
not observe septic tanks, leach lines or underground fuel tanks during our investigation. Any such appurtenances
found during grading should be capped and sealed and/or excavated and removed from the site, respectively, in
accordance with established guidelines and requirements of the County Health Department. Voids created during
clearing should be backfilled with engimed fill as recommended herein.

Stripping

Areas to be graded should be stripped of the upper few inches of soil containing organic matter. Soil containing
more than two percent by weight of organic matter should be camigd organic. Actual stripping depth should be
determined by a representative of the geotechnical engineer in the field at the time of stripping. The strippings
should be removed from the site, or if suitable, stockpiled feuse as topsoil in landsceng.

Excavations

Following initial site preparation, excavation should be performed as planned or recommended herein. Excavations
extending below the proposed finished grade should be backfilled with suitalalierials compacted to the
requirements given below.

Within building areas, the weak, porous, and compressible surface soils shall be excavated to within 6 inches of their
entire depth, which should be assumed to be about 5 feet based on our recent forily other geotechnical
grading recommendations shall follow the original report.

The excavation of weak, porous, compressible surface soil should extend at least 5 feet beyond the limits of the
proposed buildings and 3 feet beyond the edge of extesiabs and/or pavements. The excavated materials should
be stockpiled for later use as compacted fill, or removed from the site, as applicable.

Where evidence of seepage is observed, a subsurface drain should be installed as recommended by the géotechnic
engineer, subdrains should also be installed. The subdrain should consistintladiameter perforated plastic

pipe with SDR 35 or better embedded in Class 2 permeable material. The drain should be at least 12 inches thick
and extend at least 4 fedoelow the ground surface. The depth and extent of subdrains should be determined and
approved by the geotechnical engineer in the field during construction.

At all times, temporary construction excavations should conform to the regulations of the &taialifornia,
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Department of Industrial Relations, Division of Industrial Safety or other stricter governing regulations. The stability
of temporary cut slopes, such as those constructed during the installation of underground utilities, should be the
responsibility of the contractor. Depending on the time of year when grading is performed, and the surface
conditions exposed, temporary cut slopes may need to be excavated to 1%:1, or flatter. The tops of the temporary
cut slopes should be rounded back2d. in weak soil zones.

Fill Quality

All fill materials should be free of perishable matter and rocks or lumps over 6 incldésnieter andmust be
approved by the geotechnical engineer prior to use. The upper 30 inches of fill beneath and within 5 feet of building
areas and the upper 12 inches of fill beneath and within 3 feet of exterior slabs and/or pavement edges should be
select fill. We judge the orsite soils are generally suitable for use as general fill and select fill.

Select Fill

Select fill should be free of organic matter, have a low expansion potential, and conform in general to the following
requirements:

Sieve Size Percent Passing (by Dry Weigh
6 inch 100
4 inch 90- 100

No. 200 10-60

Liquid Limit; 40 Percent Maximum
Plasticity Index 15 Percent Maximum

In general, imported fill, if needed, should be select. Materialootforming to these requirements may be suitable
for use as import fill; however, it shall be the contractor's responsibility to demonstrate that the proposed material
will perform in an equivalent manner. The geotechnical engineer should approve impoatedals prior to use as
compacted fill.

Fill Placement

The surface exposed by stripping and removal of weak, compressible surface soils should be scarified to a depth of
at least 6 inches, uniformly moistuendiioned to near optimum, and compacted to at least 90 percent of the
maximum dry density of the materials as determined by the ASTMT7 laboratory compaction test procedure.
Approved onsite soils or select fill material should then be spread in this, lifniformly moistureconditioned to

near optimum and compacted to at least 90 percent relative compaction. Only approved select materials should be
used for fill within the upper 30 inches of building pad subgrades and within the upper 12 inchesrafrestébs

and/or pavement subgrades.

Permanent Cut and Fill Slopes

In general, cut and fill slopes should be no steeper than 2:1. Where steeper slopes are required, retaining walls
should beused.

Wet Weather Grading

Generally, grading is performed more economically during the summer months whsitesvils are usually dry of
optimum moisture content. Delays should be anticipated in site gradenigpmed during the rainy season or early
spring due to excessive moisture in-site soils. Special and relatively expensive construction procedures, including
dewatering of excavations and importing granular soils, should be anticipated if gradindpencsinpleted during
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the winter and early spring or if localized areas of soft saturated soils are found during grading in the summer and
fall.

Foundation Support

Provided the weak surface soils are removedstwengthened by grading as recommended herein, the proposed
structure can be supported on conventional continuous and isolated spread footings that bottom on select
engineered fill.

Spread Footings

Spread footings shuld be at least 12 inches wide and should bottom on select compacted fill, at least 12 inches
below pad subgrade. The continuous footings should have sufficient reinforcement to span, as a simple beam, an
unsupported distance of approximately 10 feet.cArners, the continuous footings should be designed to cantilever

at least 5 feet. In the absence of structural calculations that validate this requirement, perimeter footings, except
retaining walls, should be reinforced with two No. 4 bars (top anitbipg).

The bottoms of all footing excavations should be thoroughly cleaned out or wetted and compacted using hand
operated tamping equipment prior to placing steel and concrete. This will remove the supporting soils disturbed
during footingexcavations, or restore their adequate bearing capacity, and reducecpostruction settlements.

Bearing Pressured~ootings installed in accordance with these recommendations may be designed using allowable
beating pressures of 2000, 2500, and 3000 pounds per square foot (psf), for dead loads, dead plus code live loads,
and total loads (including wind and seismic), respectively.

Lateral PressuresThe portion of spread fating foundations extending into select engineered fill may impose a
passive equivalent fluid pressure and a friction factor of 350 pcf and 0.35, respectively, to resist sliding. Passive
pressure should be neglected within the upper 6 inches, unlessilsesse confined by concrete slabs or pavements.

SlabOn-Grade

Provided grading is performed in accordance with the recommendations presented herein, slabs should be underlain
by firm, select engineered fill.

Slabon-grade subgrade should be rolled to produce a dense, uniform surface. The future expansion potential of the
subgrade soils should be reduced by thoroughly presoaking the slab subgrade prior to concrete placement. The
slabs should be underlain with capillary moisture break consisting of at least 4 inches of cleandfeseing
crushed rock or gravel at leastitieh and no larger than ##ach in size. Interior slabs subject to vehicular traffic
should be underlain by crushed rock. Class 2 agtgrdgese can be used for slab rock under exterior slabs subjected

to vehicular traffic. Where migration of moisture vapor through slabs would be detrimental, an impermeable
membrane moisture vapor barrier should be provided between the drain rock andahse.s

Slabson-grade should be designed by the project civil or structural engineer to support the anticipated loads. Slabs
should be at least 4 inches thick, and should be reinforced to reduce cracking. Slabs subjected to heavy concentrated
wheel loads such as forklift or trailetrucks, should be designed to carry the anticipated wheel loads. Slabs should

be grooved at regular intervals to induce and control cracking.
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Utility Trenches

Trench excavations shiag and safety is the sole responsibility of the contractor. Attention is drawn to the State of
California Safety Orders dealing with "Excavations and Trenches".

Unless otherwise specified by the City of St. Helenssiten inorganic soil may be used as general utility trench
backfill. Where utility trenches support pavements, slabs and foundations, trench backfill should consist of
aggregate baserock. The basek should comply with the minimum requirements in Caltrans Standard
Specifications, Section 26 for Class 2 Aggregate Base. Trench backfill should be -nmisliticmed as necessary,

and placed in horizontal layers not exceeding 8 inches in thickne$srebcompaction. Each layer should be
compacted to at least 90 percent relative compaction as determined by ASTM -1887D The top lift of trench
backfill under vehicle pavements should be moisture conditioned as necessary and compacted to atpeaset
relative compaction. Jetting or ponding of trench backfill to aid in achieving the recommended degree of compaction
should not be attempted.

Pavements

Based on our investigation, we believe the nearface so# will have a low supporting capacity, after proper
compaction, when used as a pavement subgrade. -#alle of 12 was measured on a bulk sample of rseaface

soil obtained near boring-B1. Because of potential variation in the-site soils, we seléed an Rvalue of 10 for

use in pavement design calculations. The assumed Traffic Indices (TI) are judged to be representative of the
anticipated traffic but are not based on actual truck traffic counts or predictions of counts. Actual truck traffie coun
may require revision of these traffic indices.

Based on the selectedYRalue and our experience with similar projects and soils, we recommend that the pavement
section listed on Table 2, below be used.

TABLE 2PAVEMENT SECTIONS

THICKNESS (inches)
CLASS 2
ASPHALT AGGREGATE AGGREGATE
TRAFFIC | TI CONCRETE BASE SUBBASE
TYPE
Heavy Truck Laneg 6.5 35 135
3.5 6.5 8.0
Parking Lots 4.5 2.5 8.5

Pavement thicknesses were computed using Method 301 F of the Caltrans Highway Design Manual and are based
on a pavement life of 20 years.

As previously discussed, pavement performance should be enhanced and the incidence of edge cracking and repairs
reduced by installation of a supporting layer of select fill at least 12 inches thick under pavement subgrades.

Prior to placement of aggregate base and subbase materials, the upper 6 inches of the pavement subgrade soils
should be scarifiedjniformly moisture conditioned to near optimum, and compacted to at least 95 percent relative
compaction to form a firm, nowielding surface. Aggregate subbase and aggregate base materials should be spread
in thin layers, uniformly moisture conditionednd compacted to at least 95 percent relative compaction to form a

firm nonryielding surface.
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The materials and methods used should conform to the requirements of the City of St. Helena and the current edition
of the Caltrans Standard Specifications, gxcénat compaction requirements should be based on ASTM Test
Method D1557. Aggregate used for the base course should comply with the minimum requirements specified in
Caltrans Standard Specifications, Section 26 for Class 2 Aggregate Base. Aggrddatetiisesubbase course
should be norexpansive and should comply with the minimum requirements specified in Section 25 for Class 2
Aggregate Subbase.

These recommendations are intended to provide support for the auto and truck traffic represented ingiteed

Traffic Indexes. They are not intended to provide pavement sections for heavy concentrated construction storage
or wheel loads such as forklifts, parked trdackilers and concrete trucks or for pesbnstruction concentrated

wheel loads suchsaselfloading dumpster trucks.

In areas where heavy construction storage and wheel loads are anticipated, the pavements should be designed to
support these loads. Support could be provided by increasing pavement sections or by providing reinforazd concr
slabs. Alternatively, paving can be deferred until heavy construction storage and wheel loads are no longer present.
Loading areas for sdibading dumpster trucks should be provided with reinforced concrete slabs at least 6 inches
thick, and reinfoced with No. 4 bars at Xidch centers each way. Alternatively, the asphalt concrete section should

be increased to at least 8 inches in these areas.

Parking Lot Drainage

Water tends to migrate under pavemerdsd collect in the aggregate courses at low areas on parking lot subgrade
soils such as around storm drain inlets and the thread of paved swales leading to inlets. The ponded water will
soften subgrade soils and, under repetitive heawheel loads, wilinduce inordinately high stresses on the subgrade

and pavement components that could result in untimely maintenance. Updeement drainage can be improved

and maintenance reduced by replacing aidéh wide strip (extending at least 15 feet on eithetesof the inlet) of

the select subbase layer or subgrade soils withéh or 1%inch freedraining Class 2 permeable material. The drain
rock should be outletted into the storm drain inlet.

Where pavements will abut landscaped areas, the pavement baserock layer and subgrade soils should be protected
against saturation from irrigation and rain water with a subdrain, similar to that previously discussed. The subdrain
should extend to a depthfat least 6 inches below the bottom of the baserock layer.

Wet Weather Paving

In general, the pavements should be constructed during the dry season to avoid the saturation of the subgrade and
base materials whicbften occurs during the wet winter months. If pavements are constructed during the winter,

a cost increase relative to drier weather construction should be anticipated. Unstable areas may have toe be over
excavated to remove soft soils. The excavatiatisprobably require backfilling with imported crushed (ballast)
rock. The geotechnical engineer should be consulted for recommendations at the time of construction.

Geotechnical Drainage

Surface water shoulde diverted away from foundations and edges of pavements. Surface drainage gradients within
10 feet of building foundations should be constructed with a minimum slope of 2 percent for paved areas and 4
percent for unpaved areas. Roofs should be providél gutters, and the downspouts should empty onto splash
blocks that discharge directly onto paved areas or be connected to closed (glued Schedule 40 PVC or better) conduits
discharging well away from foundations, preferably onto paved areas or intsttinm drainage system.

Where interior slab subgrades are lower than adjacent exterior grade a subdrain should be installed adjacent to
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perimeter foundations to prevent surface runoff from entering the slab rock. Foundation drains should be installed
adjacent to perimeter foundations, except the downhill side. Foundation drains should consist of trenches at least
18 inches deep and sloped to drain by gravity. THimed diameter perforated pipe sloped to drain to outlets by
gravity should be placed iné¢hbottom of the trenches. The top of subdrain pipes should be at least 6 inches lower
than the adjacent slab subgrade. The perimeter subdrain trenches should be backfilled to within 6 inches of the
surface with clean, fredraining Class 2 permeable metd. The upper 6 inches should be backfilled with
compacted soil to exclude surface water. An illustration of this system is shown on Plate 18.

Piped outlets should be provided to allow drainage of water collected in the slab rock thfougtiations and
discharge into the storm drain system. Additional protection against water seepage into slab rock can be obtained
by compacting fill placed adjacent to exterior walls to at least 90 percent relative compaction. Roof downspouts and
surfacedrains must be maintained entirely separate from foundation drains.

Water seepage or the spread of extensive root systems into the soil subgrade of footings, slabs or pavements could
cause differential movements and consequent distress in these strualaments. Landscaping should be planned
with consideration for these potential problems.

Maintenance

Periodic land maintenance will be required. Surface and subsurface drainage facilities should be checked frequently
and cleaned and maintained as necessary. A dense growth ofrdetgul ground cover must be maintained on all
slopes to reduce sloughing and erosion. Sloughing and erosion that occurs must be repaired promptly before it can
enlarge.

SOURCES

1 City of & Helena General Plan Update 2040; Adopted May 14, 2019.

1 RGH Geotechnical and Environmental Consultants, Geotechnical Investigation, Mills Lane Commercial
Project, St. Helena, California, May 8, 2001

1 RGH Geotechnical and Environmer@@ahsultants, Geotechnical Engineering Report Update, Mills Lane
Lodging Project, St. Helena, California, February 23,.2017
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LessThan
Potentially  Significant With
Significant Mitigation
Impact Incorporated
VIl. GREENHOUSE GAS EMISSIONS
Would the project:
a. Generate Greenhouse Gas Emissions, either
directly or indirectly, that may have a significant
impact on the environment?
Existing Farmstead at Long Meadow Ranch (Farmst |:| |:|
Farmstead at Long MeadoRanch Lodging Project (Lodging Proje |:| |:|

b. Conflict with anyapplicable plan, policy or
regulation of an agency adopted for the purpose
reducing the emissions of greenhouse gases?
Existing Farmstead at Long Meadow Ranch (Farmst |:| |:|
Farmstead at Long Meadow Ranch Lodging Project (Lodging Pr |:| |:|

DISCUSSION

LessThan
Significant No
Impact Impact
X [
X []
X [
X []

Greenhouse Gases (GHGs) are gases that trap heat in the atmospitdddS 3 dzf | §S GKS S| NI KQa
phenomenon, known as the greenhouse effect, is responsiblefaintaining a habitable climate. The most
common GHGs are carbon dioxide fCénd water vapor but there are also several others, most importantly
methane (Ch), nitrous oxide (BD), hydrofluorocarbons (HFCs), perfluorocarbons (PFCs), and sulfur hedafluor

(SKO @ ¢tKSaS INB NBtSIFaSR AyilG2 GKS SINIKQa | GY2aLKSNB

Sources of local GHGs are generally as follows:

Fossil fuel combustion
Agricultural operations
Chlorofluorocarbons
HFCs

=A =4 -4 =4

In GHGemission inventories, the weight of each gas is multiplied by its GWP and is measured in units of CO

equivalents (Cg).

An evaluation of Greenhouse Gases (GHGSs) for the Farmstead at Long Meadow Ranch Lodging Project has been

prepared by lllingworth & Rikin and is found in Appendix F.

REGULATORY SETTING
State of California/Bay Area Air Quality Management District (BAAQMD)

The Bay Area is considered a rattainment area for groundevel ozone and Ph4 under both the Federal Clean

Air Act and the California Clean Air Act. The area is also consideredtamment for PMo under the California

Clean Air Act, but not the federal act. The area has attained both State and federal ambient air qualéydstéor

carbon monoxide. As part of an effort to attain and maintain ambient air quality standards for ozone gndheM
BAAQMD has established thresholds of significance for these air pollutants and their precursors. These thresholds
are for ozone pecursor pollutants (ROG and NOXx), iEMind PM;s and apply to both construction period and

operational period impacts:
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Table VII-1. Air Quality Significance Thresholds

Construction Thresholds

Operational Thresholds

Pollutant _ . Avgrage Daily Ann_ua] Average
Average DailyEmissions Emissions Emissions
(Ibs./day) (Ibs./day) (tonslyear)

ROG 54 54 10

NQ 54 54 10

PMo 82 (Exhaust) 82 15

PMs 54 (Exhaust) 54 10

co Not Applicable 9.0 ppm (8hour average) or 20.0 ppm-~1

hour average)

Fugitive Dust

Construction Dust Ordinanc
or other Best Management
Practices

Not Applicable

Health Risks and Hazards

Single Sources Within 1,06bt
Zone of Influence

zone of influence)

Combined Sources (Cumulative
from all sources within 1,060t

Excess Cancer Risk

>10 per one million

>100 per one million

Chronic Hazard Index

>1.0

>10.0

Annual Average PM

>03 ug/m?

>0.8 pg/n¥

Note: ROG = reactive organic gases, NOx = nitrogen oxides; BEdMirse particulate matter or
particulates with an aerodynamic diameter of 10 micrometers (um) or less; Pfhe particulate
matter or particulates with an aerodynamic diameter of 2.5um or less; and GHG = greenhouse g3

City of St. Helena

TheF2f ft 26Ay3 LREAOASE Ay (GKS /AGeQa DSYySNIrf tftly ! LIRIFGS
CC1.2 Support transportation planning efforts to optimize fuel efficiency and reduce vehicle miles traveled on
local roads.

C21 Encourage measures to reduce energy demand through conservation and efficiency
CC2.2 Support local efforts to improve the energypply by switching from fossil fuels to renewables
ENVIONMENTAL SETTING
Existing Farmstead at Long Meadow Ranch (Farmstead)

The Farmstead Project issarviceorientedfacility. It offers guests a variety of activities (a full restaurant and

0FNE 6AyS {Glralday3das 20t F22R O02dzyGiNEB &d02NBX | FI NY

encourages fewer vehicle trips. Located a walkable distance to downfo&trons arrive on foot, by bicycle

and by car.

The Farmstead project is seeking approval of an amendment to the use permit to reflect current and planned

uses, primarily related to a chaadgrom the former nursery usd. y

FRRAGAZ2Y X

(meBketSEA A GA Y

building will be reconfigured to include a butchery and retail meat sales. Existing butchery operations will be

Y2P3SR FTNRY
SEA&GAY3

GKS NBadGl dzNI y i

G2 GKS NBO2y TA

JdzNBER &LJ OS

Ftipreda&sNEesh medt &l harcuterie. The existing baking operation will be moved

from the restaurant to the existing commercial kitchen in the Lolyas House. Expansion of storage space in
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two current buildings is also planned along with modifyiimghandling equipment and adding outdoor space
enclosures to reduce noise from existing equipment. Overall new construction will be less than 1,300 square
feet. No increases in traffic associated with the proposed reconfigurations or additional stormageigated
however, two 20€person events per week have been proposed and analyzed in the attached traffic study.

Farmstead at Long Meadow Ranch Lodging Project (Lodging Project)

The Project has included as part of its Project description compliartbetmd GHG reducing components
including solar on the lodging, as well as to incorporate CalGreen and other energy efficient features beyond
Title 24 requirements. Implementation of these features will ensure that the Project meets local policies.

TheP2 2SO0 KFa | a.dzz [ 201t @maka sdlingdocahayidoaitd yidwNFoddh y 3 | F
products, a GHG reducing concept as products travel fewer miles thereby reducing GHG emissions.

IMPACT ANALYSIS

Existing Farmstead at Long Meadd®anch (Farmstead)

(ab) Less than Significant Impacthe Proposed Project would not conflict or otherwise interfere with the
a0l GS6ARS DI D NBRdAzOGA2Y YSI adz2NBE& ARSYGATASR Ay /!
requirements of the Green Bdihg Code. All of the new 1,300 square feet of proposed remodeled and
storage areas would be constructed in conformance with CALGreen and the Title 24 Building Code,
which require higkefficiency water fixtures and watesfficient irrigation systems. Thefore, no
wasteful use of energy will occur.

The onsite restaurant offers and promotes locally sourced products. The production of locally sourced
foods used in the restaurant is supported with the sustainable farming of vegetables and fruits plus
edible landscaping plants used throughout the proposed adjacent lodging project. The Farmstead
project currently recycles and will enhance its recycling components to include composting. The onsite
restaurant, farming and wine tasting all support local agrieeitand thereby reduce GHGs.

Minimal GHG emissions, primarily associated with construction (roughly equivalent to the construction
of a small house), would occur over the shimtm. The analysis also included the impact of two 200
person events per week. Measuring the impact of a minorei®e in space and the impact of two
200-person events per week resulted in no new significant air quality impotesew GHG generating
uses are proposed that would exceed BAAQMD thresholds, a less than significant impact.

Farmstead at Long MeadoWanch Lodging Project (Lodging Project)

€) Less than Significant ImpacGHG emissions associated with development of the proposed project
would occur over the shottierm from construction activities, consisting primarily of emissions from
equipment exhast and worker and vendor trips. There would also be-@nm operational emissions
associated with vehicular traffic within the project vicinity, energy and water usage, and solid waste
disposal. Emissions for the proposed project are discussed belawwene analyzed using the
methodology recommended in the BAAQMD CEQA Air Quality Guidelines.

GHG emissions for the construction period and thekfuild out scenario of the Proposed Project were
computed using CalEEMod. Construction emissions were lo@sttk size and type of the project and
phasing, duration and equipment usage information provided by the applicant. The model calculates
emissions of GHG in the form of equivalent carbon dioxide emissicd@§er CalEEModiso computes
emissions from traffic generated by the project as well as emissions associated with energy usage, water
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usage and solid waste generation. CalEEMod is the model recommended by BAAQMD for predicting
emissions from land use development pragsuch as this one.

Land Use Types

The following land use types were input to the model:

1 Hotel =65 rooms

T I'A3IK ¢dNYy2@SNI 6{ Al 526y wSadldaN}Yydo FT2N G§KS CI N¥
1 Parking Lot 80 spaces

Construction Emissions

TheCalEEMod model was used to predict construction GHG emissions. An ajpptwated construction
schedule was used in modeling. The full results of the modeling are contained in the appendices to
Attachment F. Construction phases included site prearasite grading, paving, building construction and
application of architectural coatings. &@missions associated with construction were assumed to occur

in 2017 and 2018. Under this scenario, construction of the project would emit 366 M7eof &@her the

City nor BAAQMD have quantified thresholds for construction activities. However, the annual emissions
would be below the lowest project emission threshold considered significant by BAAQMD. BAAQMD also
encourages the incorporation of best maeagent practices to reduce GHG emissions during construction
where feasible and applicable. Best management practices assumed to be incorporated into construction
of the proposed project include, but are not limited to: using local building materialdedisit10 percent

and recycling or reusing at least 50 percent of construction waste or demolition materials.

Operational Emissions

The CalEEModhodel along with the project vehicle trip generation rates were used to calculate
operational period GHG emissions associated with operation of a fully developed site under the
proposed project. The model uses mobile emission factors from the Califorhiddd wS a 2 dzZNDOSa . 2
EMFAC2011 model and adjusts these based on the effect of new regulations to reduce GHG emissions.
These regulations include the Pavley Rule that increases fleet efficiency (reducing fuel consumption)

and the low carbon fuel standard-his model is sensitive to the year selected, since vehicle emissions

have and continue to be reduced due to fuel efficiency standards and low carbon fuels. Adjustments

to the modeling are described below.

Year of Analysis

Emissions associated witehicle travel depend on the year of analysis. The earlier the year, the higher

GKS Syraairzy NIraGSa lFa /Fft99a2R dzaSa GKS /I fAF2NYy,.
emissions model. This model assumes reduced emission rates as newer veiticles/@r emission

rates replace older, more polluting vehicles through attrition of the overall vehicle fleet. The earliest

full year the project could be possibly constructed and operational would be 2019.

CalEEMod Traffic Inputs

Traffic trip genertion rates provided by the project traffic consultant (Crane Transportation Group)

were used and input to CalEEMod. The traffic study assessed daily trip generation assuming 100
percent occupancy of the proposé8-unit lodging facility. Trip rates fohé High Turnover Restaurant
6CEHNXYSNR& al NJ] SG SELIy&arzyy 6SNB | 4&4dzYSR G2 08 1 ¢
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(b)

Market were reported in the traffic report. The weekend trip rates were estimated by applying the
ratio between CalEEMod deflhwveekday trip rate and the weekday rate from the traffic report.

Energy Consumption

CalEEMod has a default rate of 641.3 pounds efpéOmegawatt of electricity produced, which is based

2y tD39Qa Hnny SYAdaarazya NI ih&most recekt Fate repostedl inkhe G S 6 &
California Climate Registry that was for 2013, which is 429.6 pounds,@gfe€@egawatt of electricity

produced, as described in Attachment F.

The 2013 Title 24 Building Standards became effective July 1, 2014 ameldiced to use 30 percent less
energy for lighting, heating, cooling, ventilation, and water heating fornesitdential uses than the 2008
standards that CalEEMod incorporates. Therefore, the CalEEMod project run was adjusted to account for
the greate energy efficiency.

Solid Waste Generation

Emissions from solid waste generation are based on CalEEMod model defaults that are based on the project
type and size. These are emissions associated with transporting and landfilling of solid waste gbgperated
the project.

Water Usage

Emissions from water usage are based on CalEEMod model defaults that are based on the project type and
size. These are emissions associated with electricity usage associated with conveyance and treatment of
water and wastewateassociated with the project.

Occupancy

GHG emissions are based on annual operations. The hotel is anticipated to have an occupancy rate of 100
percent. Therefore, emissions were modeled for full occupancy.

Table VII-2. Annual GHG emissions of £2@MT/year)

Source Category 2019 Proposed Project
Area <0.1

Energy Consumption 188

Mobile 434

Waste 23

Water Usage 3

Total 649

BAAQMD Threshold 1,100 MT of CO2elyear

¢CKS t NPLRASR t NP2SOB49NR 2500 Q& S@2 B0 NB ¢ @i D2 YPDa2PAL
threshold of 1,100 metric tons @Qe year; a less than significant impact as defined by BAAQMD.

Less than Significant ImpactAB 32, the Global Warming Solutions Act of 2006, codifies the State of

I TEAFT2NYALFIQa DI D SYaAaarzya GFNBSG o6& RANBOGAyYy3a /!
1990 levels by 2020. AB 32 was signed and passed into law by Governor Schwarzan8ggémber

27, 2006. Since that time, CARB, CEC, the California Public Utilities Commission (CPUC), and the Building
Standards Commission have all been developing regulations that will help meet the goals of AB 32 and
Executive Order-3-05.
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main strategies to reduce GHGs from Business as Usual (BAU) emissions projected in 2020 back down

to 1990 levels. BAU is the projected emissions in 2020, includangases in emissions caused by

growth, without any GHG reduction measures. The Scoping Plan has a range of GHG reduction actions,
including direct regulations, alternative compliance mechanisms, monetary andmooetary

incentives, voluntary actions,nd marketbased mechanisms such as a -eapHrade system. It

required CARB and other state agencies to develop and adopt regulations and other initiatives reducing

GHGs by 2012.

As directed by AB 32, CARB has also approved a statewide GHG emissiabs Dacember 6, 2007,
CARSB staff resolved an amount of 427 MMT 0feC3 the total statewide GHG 1990 emissions level
and 2020 emissions limit. The limit is a cumulative statewide limit, not a sectfacility-specific limit.
CARB updated the futur2020 BAU annual emissions forecast, in light of the economic downturn, to
545 MMT of Cee. Two GHG emissions reduction measures currently enacted that were not previously
included in the 2008 Scoping Plan baseline inventory were included, further redheirgaseline
inventory to 507 MMT of C@®. Thus, an estimated reduction of 80 MMT ok€® necessary to reduce
statewide emissions to meet the AB 32 target by 2020.

The Proposed Project would not conflict or otherwise interfere with the statewide GHG reduction
YSIFadNBa ARSYGAFTASR Ay /!w.Qa {O2LAyYy3 tflyd ¢KS L
Building Code. For example, proposed buildings would betremted in conformance with CALGreen

and the Title 24 Building Code, which require hifficiency water fixtures and watesfficient

irrigation systems. The Project, as one that encourages alternatives to vehicular transportation
promotes the Policy 8.2.which promotes balanced land use development, and therefore does not

conflict with any statewide, regional or local GHG reducing goals. As the Project will meet all current

codes for energy efficiency and focuses on alternative transportation, it keiflepve resources and

use energy efficiently. The potential impact of the project is therefore considered less than significant.

MITIGATION MEASURES
None required.
SOURCES

1 City of St. Helena General Plan Update 2040; Adopted May 14, 2019.
1 BAAQMDCEQA GuidelineBlay 2010 (updated 2011)

1 llingworth & Rodkin, Draft Air Quality & Grédeuse Gas Emissions Assessmangust 23, 2016
updatedDecember019and February 2020
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IX. HAZARDS AND HAZARDOUS MATERIALS

Would the project:

a.

Create a significant hazard to the public or the
environment through the routinéransport, use, or
disposal of hazardous materials?

Existing Farmstead at Long Meadow Ranch (Farmste

Farmstead at Long Meadow Ranch Lodging Project (Lod
Project)

. Create a significant hazard to the public or the

environment through reasonably foreseeable
upset and accident conditionsvolving the release
of hazardous materials into the environment?

Existing Farmstead at Long Meadow Ranch (Farmste

Farmstead at Long Meadow Rarlabdging Project (Lodgint
Project)

Emit hazardous emissions or handle hazardous
acutely hazardous materials, substances, or was
within one-quarter mile of an existing or proposec
school?

Existing Farmstead at Long Meadow Ranch (Farmste

Farmstead atong Meadow Ranch Lodging Project (Lodg
Project)

. Be located on a site which is included on a list of

hazardous materials sites compiled pursuant to
Government Code Section 65962.5 and, as a re
would it create asignificant hazard to the public ol
the environment?

Existing Farmstead at Long Meadow Ranch (Farmste

Farmstead at Long Meadow Rarlobdging Project (Lodgint
Project)

. For a projectocated within an airport land use

plan or, where such a plan has not been adoptec
within two miles of a public airport or public use

airport, would the project result in a safety hazar:
for people residing or working in the project area

Existing Farmstead at Long Meadow Ranch (Farmste

Farmstead at Long Meadow Ranch Lodging Project (Lod
Project)

Potentially
Significant
Impact

1O

O

10O

0O

1O

LessThan
Significant With
Mitigation
Incorporated
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LessThan
Significant No
Impact Impact
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LessThan
Potentially  Significant With
Significant Mitigation
Impact Incorporated
f. Impair implementation of or physically interfere
with an adopted emergency response plan or
emergency evacuation plan?
Existing Farmstead at Long Meadow Ra(fedrmstead) |:| |:|
Farmstead at Long Meadow Ranch Lodging Project'(Lod D D
Project)
0. Expose people or structuresither directly of
indirectly, to a significant risk of loss, injury or
death involving wildland firés
Existing Farmstead at Long Meadow Ra(fedrmstead) |:| |:|
Farmstead at Long Meadow Ranch Lodging Project (Lod |:| I:'

Project)

DISCUSSION

Several reports were consulted during the preparation of this section of the Initial Study. Those specific to the
property are included ins Attachment @ndrew S. Rogers, ECON,3dls Testing Required Mermeluding Natural

LessThan
Significant
Impact

[
[

No
Impact

[
[

Hazard Disclosure Repartday 13, 2014(Attachment Gl) and APEX Envirotech, Inc., Historical Pesticide

Assessment, August 24, 2018 (Attachmer®)G

Regulations governing the use, management, handling, transportation and disposal of hazardous waste and
materials are administered Hyederal, State and local governmental agencies. The California Department of Toxic

{dzoaidl yOSa /2y iNRt 05¢{/ 0 RSTFAySa I KITINRZ2dz
of its quantity, concentration or physical, chemicalirdectious characteristics, may either: (1) cause, or significantly

contribute to an increase in mortality or an increase in serious, irreversible, or incapacitating illness; or (2) pose a
substantial present or potential hazard to human health or envirenmwhen improperly treated, stored,

YIGSNRIf

NI yALR NI SRS RA&ALRZASR 2T 2N 20KSNBAAS YIyl ISRE

REGULATORY SETTING

Pursuant to the Planning and Zoning Law, DTSC maintains a hazardous waste and substances site list, also known as

0KS &/ 2NIiSasS [ Adanagdmentinkhé CitiNaR St.ddélend is adidistered through the Covidey
integrated Waste Management Plan. The St. Helena Fire Department oversees the acquisition, maintenance and

control of hazardous waste for all activities within the City.

IN20p GKS ' aa20Al A2y 2F .l & ! NBI D2@gSNYyYSyida
jurisdictional local hazard mitigation plan for the San Francisco Bay Area. The intent of the plan is to enhance disaster

0!

Do

resilience throughout theegion, pursuant to the Disaster Mitigation Act of 2000. The Plan was subsequently
updated in 2010 and has since been approved by the Federal Emergency Management Agency (FEMA) and formally

adopted by ABAG.

General PlarUpdate 2040

Thefollowing General Plan policies relate to the use and storage of hazardous materials:

PS4.3 Protect St. Helena residents from health and safety impacts related to the use, storage, manufacture, and

transport of hazardous materials.

PS4.4 Discourage newses that rely extensively on the use of hazardous materials.
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PS4.5 Facilitate communication and education about fire safety,pomt source pollution, household
hazardous waste disposal, and recycling opportunities.

PS4.6 Ensure that all streets amdads are adequate in terms of width, turning radius, and grade in order to
facilitate access by City firefighting apparatus, and to provide alternative emergency routes of ingress and
egress.

Implementing Actions
PS4.D Require all new developmenttorSeli G KS YAYyAYdzYy FANB Ff2¢ NIGSa aLISOA

PS4.E Require all new development plans to be approved by the Fire Department prior to the issuance of
building permits, grading permits, or final map approval.

PS4.G Review all newdevelopment proposals for their potential to introduce the production, use, storage
and/or transport of hazardous materials, and require reasonable controls on such materials.

PS5.H Implement low impact development practices for new development and reldgweent projects to
reduce stormwater peak flow rates and volumes from smaller, more frequently occurring storm events.

PS4.K Require environmental assessments during the planning for development in areas previously used for
agricultural, commercial, ondustrial uses. Remediation of identified contamination that may result in
health risks to construction workers and future owners and users shall be required prior to approval of
construction, demolition, and grading permits for development.

Highway 29 Specific Plan

One of the objectives of the Specific Plan is the identification of existing potentially hazardous material in the local
soil and groundwater. Two major hazardous material issues identified in the Specific Plan EIR include
contamination of the former PG&E site on the south side of Mitchell Lane and the potential for release of asbestos
and lead paint during the anticipated demolition of existing buildings within the project area. Neither the existing
Farmstead at Long Meadow Ranmor the Farmstead at Long Meadow Ranch Lodging component are associated
with or located in areas of high risk.

ENVIRONMENTAL SETTING

Existing Farmstead at Long Meadow Ranch (Farmstead)

The private residence and former City Corporation yard on the existing Farmstead of Long Meadow Ranch were
former LUST (Leaking Underground Storage Tank) sites that have been cleaned up. The current LUST list does not
ARSY(GATE Fye [ 4realNositesare§hivén ontheEriese lisioBHazardous Waste and Substances
site are shown for St. Helena (Cal BRArch2018).

Farmstead at Long Meadow Ranch Lodging Project (Lodging Project)

While the site hasiot been the subject of a Phase Mionmental Assessmeft 1 KS aAGS8Qa KAad2NE KI
by ECON (Attachment@Q. The file ECON reviewed at the County showed there was an above ground storage tank

(AST) recorded at the property address, but it was associated with a frost proteetimh machine that was

somewhere near the center of the property. These ASTs store 750 gallons of gasoline. The wind machine, AST, and
GAYSa INB y2 t2y3SNI GKSNBO® I NBOSYild AyalLlSOGAzy NBLRNI
fromiKS ' {¢ 6SNBE R20dzYSYiGSRX IyR y2 @A2fldA2ya 6SNB y2i(S8
Based on a site visit, County file review, discussion witletineent and previous owners, and AREEXermined that

no evidence of the use of permitted pesticides at the s{tePEX2018).
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IMPACT ANALYSIS

Existing Farmstead at Long Meadow Ranch (Farmstead)

(&-c)

(d)

(e-f)

@

Less Than Significant ImpactThe site is fully developed and not a use associated mattardous
materials. Therefore, impacts, significant uses, transport or storage associated with hazardous
materials will be less than significant.

Because contractors would be required to comply with existing and future hazardous materials laws
and licengng requirements covering the transport, use and disposal of hazardous materials, the
impacts associated with the potential to create a significant hazard to schools would be less than
significant. There would be no new stationary source of hazardous iemsser handling of acutely
hazardous materials or waste associated with the Project, therefore, potential impacts would be less
than significant.Given the recent age of the existing structures on site (constructed circa mi&®2000
and that no developrants are proposed for demolitiorthe presence of leatbased paint (LBP) and
asbestoscontaining materials (ACM) is remote.

Less than Significant ImpaciThe Project is not located on a site listed on the Cortese lists or LUST
pursuant to Section 65962.5. Therefore, this impact is identified as less than significant. (Cal EPA,
March2018)

No Impact. TheProjectsite islocated over 2 milefrom an airport or airstriptherefore, no impacts
associated with airports are anticipated

TheProjecthas provided emergency access onto and around the site. Thdesisdopmentwill not
interfere with any adopted emergency response or evacuation pled will have no impacts related
to emergency response impairment

Less than Significant Impacsee Section XIX (Wildfire) below for a discussion of this topic area.

Farmstead at Long Meadow Ranch Lodging Project (Lodging Project)

(&-c)

(d)

LessThan Significant Impact. Giventhat the site was an agriculturaluse that hasno hazardous
materials, the potential for any impacts aless than significantAdditionally,the Project isnot a use
known associated with hazardous materials

Project construction activities would include the use miobamounts of hazardous materials such as
fuels, lubricants, paints and solvents. Routine transport of hazardous materials to and from the Project
site could result in an incremental increase lre fpotential for accidents. However, Caltrans and the
California Highway Patrol regulate the transportation of hazardous materials and wastes, including
container types and packaging requirements, as well as licensing and training for truck operators,
chenical handlers, and hazardous waste haulers. Because contractors would be required to comply
with existing and future hazardous materials laws and licensing requirements covering the transport,
use and disposal of hazardous materials, the impacts assdciaith the potential to create a
significant hazard to schools would be less than significant. There would be no new stationary source
of hazardous emissions or handling of acutely hazardous materials or waste associated with the Project,
therefore, potertial impacts would be less than significant. For these reasons the potential for this
impact has been identified as less than significant.

Less than Significant Impactd 02y Qa &SI NOK 2F (GKS RIGF NB&a2dz2NDSa

identify any known active hazardous waste facilities exist on or adjacent to the Project site. The Project
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is not located on a site listed on the Cortese list pursuant to Section @a98herefore, this impact is
identified as less than significant.

(ef) No Impact. TheProjectsite islocated over 2 miles froran airport or airstriptherefore, no impacts
associated with airports are anticipated

TheProjecthas provided emergency access onto and around the site. Thdesisdopmentwill not
interfere with any adopted emergency response or evacuation plahwill have no impacts related
to emergency response impairment

(9 Less than Significant ImpacSee Section XX (Wildfire) below for a discussion of this topic area.
MITIGATION MEASURES

None required.
STANDARD MEASURES

1 Constructionchemicals sall be handled in compliance with state/federal law astbred in enclosed and
secure buildings.

SOURCES
1 Andrew S. Rogers, ECON, No Soils Testing Required iN&uoting Natural Hazards Disclosure Report
May 13, 2014
1 APEX Envirotech, Inc., Historieakticide Assessment, August 24, 2018

1 CalEPA.,ist of Hazardous Waste and Substances sites from Department of Toxic Substances Control
(DTSC) EnviroStor databdeebsite accesed March, 2018)

1 CalEPA.,ist of Leaking Underground Storage Tank Sites by County and Fiscal Year from Water Board and
GeoTracker databagevebsite accessellarch2018)

1 Cal Fire, Napa CoynFHSZ (Fire Hazard Safety Zone) Map (website acddaseiti2018)
http://frap.fire.ca.gov/webdata/maps/napa/fhszs_map.28.pdf

1 City of St. Helena General Plan Update 2040; AdoptedIva2019
1 City of St. Helena, Highway 29 Specific Plan, February 22, 2005

FARMSTEAD AT LONG MEADOW RANCH PROJECTS - IS/MND Page 71


http://www.dtsc.ca.gov/SiteCleanup/Cortese_List.cfm
http://www.dtsc.ca.gov/SiteCleanup/Cortese_List.cfm
https://geotracker.waterboards.ca.gov/
https://geotracker.waterboards.ca.gov/
http://frap.fire.ca.gov/webdata/maps/napa/fhszs_map.28.pdf

FARMSTEAD AT LONG MEADOW RANCH PROJECTS
St. Helena, California

LessThan
Potentially  Significant With LessThan
Significant Mitigation Significant No
Impact Incorporated Impact Impact

X. HYDROLOGY AND WATER QUALITY
Would the project:

a. Violate any water quality standards or waste
discharge requirements?

Existing Farmstead at Long Meadow Ranch (Farmste

Farmstead at Long Meadow Ranch Lodging Project (Lod
Project)

1O
X
[
1O

b. Substantially deplete groundwater supplies or
interfere substantially with groundwater recharge
such that there would be a net deficit in aquifer
volume or a lowering of the locgroundwater
table level (e.g., the production rate of pexisting
nearby wells would drop to a level which would
not support existing land uses or planned uses fc
which permits have been granted)?

Existing Farmstead at Long Meadow Ra(fedlwrmstead)

Farmstead at Long Meadow Ranch Lodging Project (Lod
Project)

0O
x
[
0O

c. Substantially alter the existing drainage pattern c
the site or area, including through ttadteration of
the course of a stream or river, in a manner whic
would result in substantial erosion or siltation-on
or off- site?

Existing Farmstead at Long Meadow Ranch (Farmste

Farmstead at Long Meadow Rarlobdging Project (Lodgint
Project)

1O
x
[
1O

d. Substantially alter the existing drainage pattern c
the site or area, including through ttedteration of
the course of a stream or river, or substantially
increase the rate or amount of surface runoff in &
manner which would result in flooding ear off-
site?

Existing Farmstead at Long Meadow Ranch (Farmste

Farmstead at Long Meadow Ranch LodgProject (Lodging
Project)

1O
x
[
1O

e. Create orcontribute runoff water which would
exceed the capacity of existing or planned
stormwater drainage systems or provide
substantial additional sources of polluted runoff?

Existing Farmstead at Long Meadow Ranch (Farmste |:| |:| X |:|
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LessThan
Potentially  Significant With LessThan
Significant Mitigation Significant No
Impact Incorporated Impact Impact
Farmstead at Long Meadow Ranch Lodging Project (Lod
Project) D X D D
f. Otherwise substantially degrade water quality?
Existing Farmstead at Long Meadow Ra(fedwrmstead) |:| |:| X |:|
Farmstead at Long Meadow Ranch Lodging Project (Lod
Project) |:| X |:| |:|
g. Place housing within a 16@ear flood hazard area
as mapped on a federal Flood Hazard Boundary
Flood Insurance Rate Map or other flood hazard
delineation map?
ExistingFarmstead at Long Meadow Ranch (Farmste: |:| |:| |:| X
Farmstead at Long Meadow Ranch Lodging Project (Lod
Project) D D D X
h. Place within a 10§ear flood hazard area
structures which would impede or redirect flood
flows?
Existing Farmstead at Long Meadow Ranch (Farmste |:| |:| |:| X
Farmstead at Long Meadow Ranch Lodging Project (Lod
Project) |:| D |:| X
i. Expose people or structures to a significant risk ¢
loss, injury or death involving flooding, including
flooding as a result of the failure of a levee or
dam?
ExistingFarmstead at Long Meadow Ranch (Farmste: |:| |:| |:| X
Farmstead at Long Meadow Ranch Lodging Project (Lod
Project) D D D X
j- Inundation by seiche, tsunami, or mudflow?
Existing Farmstead at Long Meadow Ranch (Farmste |:| |:| |:| X
Farmstead at Long Meadow Ranch Lodging Project (Lod
Project) |:| D |:| X
DISCUSSION

¢tKS tNr2SOGQa OA@Af RSaAdy GSIY KFaimsteaNBntladdg RrojestkK S F2 € t 2
these reports are containeith Attachment {1 through 14 andAttachment J:

Preliminary Stormwater Control Plan

Water Use Analysis Report

Hydrology Analysis

Memo Re: Schematic Design Civil Design Narrative

=A =4 -8 =4

Additional discussion related to water is found in SectidK, Mtilities.
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ENVIRONMENTAL SETTING

Theexisting 2.47+/acre Farmstead development is served by both a private water system and City water supply
as well as serviced by the City storm drains, all discussed below. No increases in impervious area are proposed and
no alterations to the existingrdinage are proposed or required.

The amount of additional development for the Farmstead project improvements involves a small expansion of the
storage area (510 sf) of already sevimpervious soils. No significant changes to hydrology, waiatity, or
other of the above CEQA factors are anticipated.

The 10.03+/acres of the Lodging site has little storm drain infrastructure. Site drainage is characterized by slow

surface flow towards the southern corner of the site. Some of the surfaweffris collected in an existing swale

GKFG NHzya 0620S GKS &a2dziKSIFad LINRPLISNIe& tAyS IyR RA&AOKI
due to the site soils, which are mainly sandy clay over clayey gravel

REGULATORY SETTING
Water Quality

The Federal Clean Water Act prohibits discharges of storm water containing pollutants except in compliance with a
National Pollutant Discharge Elimination System (NPDES) Permit. The NPDES program regulates stormwater
discharges from municipal sep#gastorm sewer systems (MS4s), construction activities, and industrial activities.

Acting per the mandate of the Clean Water Act, the California State Water Resources Control Board has issued a
NPDES Construction General Permit to regulate constructitritees and a NPDES General Permit for the Discharge

of Storm Water for MS4s, Phase | and Phase Il (Stormwater General Permit). The Construction General Permit
requires construction projects that disturb one acre or more of soil to develop a Stormwadtsr Wollution

Prevention Plan (SWPPP). Phase Il of the Stormwater General Permit requires small MS4s, including the City of St.

I St Syls (2 NBIdzA TGS aid2N¥Y ¢ (i Sudstibcticn Goimidies Mapagemdmild t NB &)
t NBANI Y& [RStormwit& Gendial BeBnit, municipalities must require that development plans include

specified features and facilities that will control pollutant sources; control runoff volumes, rates, and durations; and

will treat runoff before leaving the site.

The City of St. Helena enforces Provision E.12 by requiring developers to comply with the guidelines in the BASMAA
PostConstruction Manual (Manual). The Manual stipulates minimum requirements for different types of
development projects. Per the ManualR&gulated Project is a project that creates or replaces 5,000 square feet or
more of impervious surface. Regulated Projects must route all runoff from impervious surfaces to bioretention
facilities or landscaped retaining areas. Compliance with the Manuat be documented in a Stormwater Control

Plan.

Groundwater Supply

¢CKS /AGe 2F {ldo | StSyll F2ft2a GKS {GFr3GS 2F [/ FEfATFT2NYAL
water efficient landscapes in new landscape projects over 500 squateff retrofitted landscapes over 2,500
square feet.

Drainage

Per Section 16.32.070 of the City of St. Helena Municipal Code, stormwater runoff from development projects must
be collected and conveyed in a storm drainage system capable of collectimpaveying runoff generated by a-10
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year flood. The system must also provide for the protection of abutting arsitefproperties that may be adversely

affected by any increase in runoff attributed to the development.

IMPACT ANALYSIS

Existing Farmsted at Long Meadow Ranch (Farmstead)

(a, ¢f) Less Than Significant Impact. Stormwater and Water Qualifthe Farmstead Project will create a

(b)

(g-h)

(i)

0

Year 2012 2013 2014 2015 2016 2017
Water Use | 1,365,100| 1,304,000| 1,571,300| 2,447,418| 2,607,673| 2,287,779
(gallons)

Farmstead at Long Meadow Ranch Lodging Project (Lodging Project)

(@

Less Than Significant With Mitigation Incorporated. Water Quality:K S
impacts to water quality result from stormwater runoff from theopect site during construction and
postconstruction.

For the years 2012 through 2017, the average annual water use was 1,930,545 gallons.

[ 2R3IAY3

small amount of hew impervious surface, resulting in a small increase in stormwater runoff that could
potentially contain pollutants. However, the new impervious area is a small enough area (less than
1,300 square feethat the reduced infiltration of stormwater is not anticipated to substantially affect
groundwater recharge, and thus will have Less Than Significant impact on groundwater recharge.
Specifically, the Farmstead Project will fadlow 5,000 square feet dmpervious surface, and thus is
below the impact threshold in the BASMAA RG@sinstruction Manual that triggers requirements for
improving water quality of stormwater runoff, and therefore can be evaluated to have less than
significant impact.

Less Man Significant Impact. Water Suppli{the existing Farmstead facility currently operates and
maintains its own Public Water System, which is fed from an existirgit@nvell. The annual total
water use from the well is shown in the following table for tlears 2012 through 2017:

The proposed uses ftihhe Farmstead Project will not increase water demand, and no modifications to
the Public Water System are proposed. As the existing well will not be used to supply more water, the
project will have less than significant impact to groundwater supply.

No Impact. FloodingThe Farmstead Project is not proposing any housing or structures withirdthe
year flood plain (per the FEMA FIRM Map). Therefore, the project will have no impact related to
exposure of homes or structures to flooding.

No Impact. Dam FailureThe Farmstead Project is not located near a levee or dam, and thus will have
no impact with exposure of people or structures to risks by the failure of a dam or levee.

No Impact. Seiche and TsunarSieiche and tsunami are short duration, earthqugemerated water

waves in large enclosed bodies of water and the open ocean, respectively. Mudflows typically occur on
steep slopes where vegetation is not sufficient to prevent rapid erosion. The Farnitejedt site is

not located near the Pacific Ocean, near any large enclosed bodies of water, or near any sparsely
vegetated steep slopes. Therefore, the risk of seiche, tsunami, or mudflow inundation at the site is low
to nonrexistent and the project withave no impact.

t N2E2SO0 Qs
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As the project will disturb more than one acre of soil during construction, the project will be required

to prepare a SWPPP per the NPDES Construction General Permit prior to beginning consthection. T
SWPPP will describe the Best Management Practices (BMPs) for erosion and sediment control during
construction. The BMPs will ensure that stormwater runoff from the project site during construction
will adhere to water quality standards, so the projecillvhave less than significant impact with
mitigation incorporated.

As the project creates more than 5,000 square feet of impervious surface, the project will be required

to follow the requirements of the BASMAA RP@&Xxinstruction Manual (Manual) and demnsirate

O2YLX Al yOS o6& LINBLINARY3I | {02N¥Y&l GSNI / 2yiNREt tfF
Preliminary Stormwater Control Plan that demonstrates that proposed project is able to detain and

treat stormwater runoff per the requirements of thdanual by utilizing strategies such as bioretention

facilities and landscaped se#taining areas. Refer to the Preliminary Stormwater Control Plan,

AyOt dzZRSR a 'y FaddlF OKYSyYy (s T2 NXkohstruRichistorniveieR RS & ON
management The proposed project is able to meet the requirements of the Manual, so stormwater

runoff from the project site postonstruction will adhere to water quality standards. Therefore, the

project will have less than significant impact with mitigation incogted.

(b) Less Than Significant With Mitigation Incorporated. GroundwatérK S [ 2 RIAy 3 t Ne2S0G Q
impacts to groundwater supply are from increased demand at the two existirgjterwells. The
existing wells have adequately served agricultaelvities. Under the proposed Lot Line Adjustment,
one of the existing wells will no longer be located on the Lodging Project parcel and will instead be
located on the adjacent parcel belonging to David and Katherine Gold. A private water well easement
ageement will be recorded to allow the Lodging Project access and to utilize the watettfe well.
CKSNBEF2NB: 620K SEA&GAY3 6Stta sAff O2yiAydzsS (G2 ¢
farm and landscape irrigation.

Well reports submited with this application indicate that well production rates far exceed estimated
irrigation demands. Well reports indicate production rates of 75 gpm (west well) and 15 gpm (east
well), requiring approximately 220 hours run time annually at peak ratesget estimated irrigation
demand of 3.6 acreet. Assuming the wells will not always produce at peak rates, a conservative
assumption of 50% production results in 440 hours of run time annually. Therefore, no new wells will
be required to meet the irrigtion demands of the Lodging Project.

The Lodging Project landscaping and irrigation system will be designed to meet the requirements of
the State of California Model Water Efficient Landscape Ordinance, ensuring that the irrigation
demands from the projet are as low as possible.

As the Lodging Project does not require any new wells and will minimize use of existing wells by
following the guidelines in MWELO, the project will have less than significant impact with mitigation
incorporated.

(c) Less Tharsignificant With Mitigation Incorporations. StormwaterThe existing site of the Lodging
Project has limited storm drain infrastructure. The site drains primarily through slow surface flow
towards the southern corner of the site. Some of the surface fuisocollected in an existing ditch
which runs along the southeast property line and Mills Lane. The existing ditch also receives runoff
FNRBY | océ¢ /at GKIFG Nizya o0St2¢ (GKS RNA@GSsgLe (G2 GK

The Lodging Project will construct a newrst drain system. Stormwater runoff will be conveyed to
facilities like raingardens, landscaped gelfining areas, and permeable pavement to encourage
infiltration. Stormwater runoff that does not infiltrate on site will primarily be collected in stdrain
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(d)

(€)

(gh)

(i)

0

pipes that will connect to a new storm drain line in Mills Lane per the Highway 29 Specific Plan and City
of St. Helena Storm Drain Master Plan that will discharge into the Napa River.

¢KS LINRP2SO0Qa OAGAt RSaAnayss, indubed asLAZhdteNIs Rhich | &
demonstrates that the proposed project improvements will not increase thgeldd runoff volume
above the predevelopment 16year runoff volume by utilizing the storage volume provided in the on
site raingardens.

As the proposed project will not increase the-yi€ar runoff volume the alteration of the existing
drainage pattern of the site will have less than significant impact on erosion or siltation.

Less Than Significant With Mitigation Incorporated. DragesPatterns:Per the discussion in X(c), the
Lodging Project will substantially alter the existing drainage pattern of the site. However, per the
Hydrology Analysis, the proposed project improvements will not increase thedOrunoff volume
above the pe-development 16year runoff volume. In addition, the proposed project will reduce the
amount of surface conveyance of stormwater runoff, as most of the runoff will be conveyed in storm
drain pipes rather than sheet flowing on the surface. All storm deaimveyances will be designed to

be capable of collecting and conveying runoff generated by-edd flood.

By ensuring that the proposed project does not increase thgeddr runoff volume above the pre
development 16year runoff volume and sizing albsm drain conveyances to be capable of collecting
and conveying runoff generated by a-§@ar flood, the project will have less than significant impact
with mitigation incorporated on flooding.

Less Than Significant Impact With Mitigation Incorpoedt Runoff: Per the discussion in X@, the
Lodging Project will not increase the-§8ar runoff volume above the pr@evelopment runoff volume

and proposed stormwater drainage conveyances will be designed to have sufficient capacity to convey
the runoff generated § a 10year food. Per the Highway 29 Specific Plan and the Storm Drain Master
Plan, the new storm drain in Mills Lane is a planned storm drainage system and will be designed to
have capacity for the runoff from the Lodging Project.

As described in the situssion in X(a) above, the Lodging Project will comply with the requirements of
the BASMAA Postonstruction Manual to ensure that stormwater runoff from impervious surfaces will
be treated to improve water quality. Therefore, the project will not conttédrunoff water which will
exceed the capacity of the planned storm drainage system and will not provide additional sources of
polluted runoff. Thus, the project will have less than significant impact with mitigation incorporated.

No Impact. Floothg: The Farmstead Project is not proposing any housing or structures within the
100yearflood plain (per the FEMA FIRM Map). Therefore, the project will have no impact related to
exposure of homes or structures to flooding.

No Impact. Dam FailureThe Farmstead Project is not located near a levee or dam, and thus will have
no impact with exposure of people or structures to risks by the failure of a dam or levee.

No Impact. Seiche and Tsunan8eiche and tsunami are short duration, earthgergenerated water
waves in large enclosed bodies of water and the open ocean, respectively. Mudflows typically occur on
steep slopes where vegetation is not sufficient to prevent rapid erosion. The Farmstead Project site is
not located near the Pacific @an, near any large enclosed bodies of water, or near any sparsely
vegetated steep slopes. Therefore, the risk of seiche, tsunami, or mudflow inundation at the site is low
to nonexistent and the project will have no impact.
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MITIGATION MEASURES

Existng Farmstead at Long Meadow Ranch (Farmstead)

None required.

Farmstead at Long Meadow Ranch Lodging Project (Lodging Project)

HYDR@L. Water Quality: The applicant shall comply with the requirements in the BASMAA@msstruction
Manual.Compliance will be demonstrated by completion of a Stormwater Control Plan to be approved by the
City of St. Helenprior to construction

HYDR®. Groundwater: Prior to construction,lte applicant shall submit landscape and irrigation plans to be
app? PSR o6& GKS /AGe 2F {do | StSyll RSY2yaidNIidAy3a O2VYL
Efficient Landscape Ordinance.

HYDRG@B. Drainage, Stormwater, RunoffPrior to construction,lie applicant shall submit a hydrology analysis,
to be approed by the City of St. Helena, demonstrating that the proposed project will not increase-fresafl0
runoff volume above the prdevelopment 16year runoff volume.

IMPACT SIGNIFICANCE AFTER MITIGATION

Implementation of the above mitigation measures will ensure that the potential impacts related to hydrology
and water qualityare reduced tdess than significarievels

SOURCES

1 FEMA, Firm Panel 377 of 3650, September 26, 2008.

1 Sherwood Design EngineeRreliminary Stormwater Control Pléor a Regulated Project Farmstead at
Long Meadow Ranch Lodging. April 18, 2017

1 Sherwood Design Engineers. Hydrology Analysis for Farmstead at Long Meadow Ranch Lodging. April 18,
2017.

91 City of St. Helena General Plapddte 2040; Adopted May 14, 2019
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Less-Than-
Significant
Potentially With Less-Than-
Significant Mitigation Significant No
Impact Incorporated Impact Impact
Xl. LAND USE & PLANNING
Would the project?
a. Physically divide an established community?
Existing Farmstead at Long Meadow Ranch (Farmste ] ] ] X
Farmstead at Long Meadow Rarlabdging Project (Lodgint
Project) O L] ] X
b. Conflict with any applicable land use plan,
policy, or regulation of an agency with
jurisdiction over the project (including, but not
limited to the general plan, specific plan, local
coastal program, or zoning ordinance) adopted
for the purpose of avoiding or mitigating an
environmental effect??
Existing Farmstead at Long Meadow Ranch (Farmste |:| |:| |:| X
Farmstead at Long Meadow Ranch LodgProject (Lodging
Project) O O X O
c. Conflict with any applicable habitat
conservation plan or natural community
conservation plan?
Existing Farmstead at Long Meadow Ranch (Farmste ] ] ] X
Farmstead at Long Meadow Rariobdging Project (Lodgint I:l I:l I:l X

Project)

DISCUSSION
CKS /AGe 2F {G® 1 StSylI A&4 RAGARSR Ayid2 (G2 RAAGAYOD
agricultural, industrial area located around the periphery. The City exhibits a traditional landscape with the urbanized

commercial land uses coantrated in the city center and along SR 29, with residential development radiating
outwards to the northeast and southwest.

The two Project sites are located on the northeast side of Main Street, generally bounded by Charter Oak Avenue to
the north ard Mills Lane to the south. The Farmstead operations occupy a fully developed site of 2.47 acres at the
corner of Charter Oak Avenue and Main Street (738 Main Street). The proposed Lodging project is located on an
undeveloped site of approximately 10.08¢res at the corner of Main and Mills Lane (1000 Mills Lane). The lodging
LINPLISNIIeQa SIFauSNYy o02dzyRFNE Aa aSLINIYGSR FTNRY GKS NI Af
clinic. The northeastern arm extends from the railroad tracks efbtis Lane to just north of the La Fata Street.

The bulk of the property extends northwestward and backs up to adjacent residential development. A narrow sliver
of land that will be subject to a lot line adjustment with the intervening veterinaryifiacilill form the eastern
property boundary. The southern half of this finger lies adjacent to the parcel containing the existing Farmstead
restaurant. Surrounding land uses include single family residences to the northwest, agricultural land to the
northeast and commercial properties to west, southwest and south.
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ENVIRONMENTAL SETTING

Existing Farmstead at Long Meadow Ranch (Farmstead)

The Aoplicant is requesting amendments to the use permit to allow for-aaefiguration of interiorfacilities. The
Project does not propge any substantial changes to the existing use of the site and as such, it will remain in
conformance with the applicable land use designations with only minor changes to the use permit.

The minor changes to the etiigg Project are primarily operational: the remodeling and 408 sq. ft. expansion of the

existing building between the restaurant and the Logees House, now used for the farn@®market, to house the

butcher shop; a small expansion of dry storage sp&8& €q. ft.) off of the restaurant kitchen near the electric

charging parking spaces and a small expansion of storage space (510 sq. ft.) on the back side of the events building

2y (GKS &a2dziKSI ad O2 Ny S NanotheBlocatinltisite b villove ekistiigeStautakt Sake®ya G | 0 f
operations to move to the commercial kitchen in Lodgess House.

The request for an amended use permit for the Farmstead property will clarify the current uses approved by
Resolution #2000 andthe building permits issued for the propertyJaly2009 throughJanuarn2010.The current
amendments will allow for additional storagesconfiguration of current usesand to allow for the range of
additional uses described in Table 1.

Farmstead at Log Meadow Ranch Lodging Project (Lodging Project)

For the lodging component on the undeveloped portion, 65 guest rooms and suites will be spread among 10
buildingsintegratedinto the agricultural setting. The buildings are configured with 6 or 7 guests@er building.
Individual rooms will have courtyards or porches. Throughout the lodging portion of the property, farming will
continue with an edible landscape of herbs, fruit and citrus trees, and vegetables planted along the pathways. The
Project cetails are included in Section 1.0 of this Initial Study.

The Lodging component has a General Plan land use designation of Service Commercial and Agriculture. The Project
is zoned Service Commercial (SC). As part of the Project, the applicant is irepaestriance to allow ossite

managers employed 24 hours per day, 7 days per week in place of the requirement for a manager &iiagsn
requiredby Zoning Code Section 17.52.090(1).

In addition to Use Permit and Design Review appronagsired to establish the use and construct the proposed
buildings, he Applicant is requesting approval of a Lot Line Adjustment (LLA) with the neighboring veterinarian
property (Gold) to provide a direct land connection between the Farmstead and Lddgijagts. A merger of the

four Lodging Project parcels will be required to enable the project buildings positioning to conform to zoring set
backs requirements. The city of St. Helenamnduirea vacation of ROW along Mills Lane after the realignnoént

Mills Lane. The realignment takes property from two parcels (that have dedicated land for the realignment) and
returns the remainders to the owners (Gold and LMR).

REGULATORY SETTING

General PlarUpdate 2040

The FarmsteagarcelisRSa A I3yt 6 SR { SNBAOS / 2YYSNOALFf Ay G Kaceld All&Qa |
havea split designation of Service Commercial and Agriculture

The outer edge of the City is demarcated by the Urban Limit Line (ULL) which is ageoifiel boundary that marks
the limit of allowed urban development. The intent of the ULL is to discourage urban development and preserve
lands outside of the ULL for agricultural landiee project sites arenostly located within the ULL. The Farmstead
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site is completely within the ULL, and the area proposed for urban development on the Lodging site is also within
the ULL. The portion of the Lodging site that is to remain in agriculture is outside of the ULL. By preserving the area
outside of the ULL ingaiculture, the project proposal is consistent with the goals of preserving agricudude
discouraging urban development.

The following General Plan policies relate to the proposed project:

LU1.1 Require new development to occur within wedkfined baindaries and be consistent with the ability to
provide urban services. New development should mitigate infrastructure impacts by using sustainable, best
management practices in green building and stormwater management and paying its share of development
impact fees, while minimizing impacts on sewer, water, energy, and natural resources.

LU1.2 Allow urban development to occur only within the Urban Limit Line. Consider an exception-ite on
employee housing on Agricultural lands. Urban services, such as sewer, water, and storm drainage, will only
be extended to development within the Urbamiit Line.

LU1.3 Support agricultural and loantensity uses beyond the Urban Limit Line.

LUL1.4 In order to minimize and postpone the need for expansion of the Urban Limit Line, encourage infill
development within currently developed areas.

LU1.5 Require new development to provide adequate infrastructure and urban services, including compliance
with the policies and implementing actions affecting new development as set forth in the Public Facilities
and Services Element.

LUL1.6 Support the redeelopment of vacant and underutilized sites within the downtown area with mixesl
development opportunities. Encouraging infill development with a mix of uses will support a pedestrian
oriented, vibrant retail and commercial district that is centrdtigated and easily accessible to residents
and neighborhoods.

LU3.2 Enhance the pedestriaariented character of commercial areas and provide for convenient pedestrian and
bicycle connections to encourage walking and reduce vehicle trips within theeacral area.

LU3.3 Support the redevelopment of awtoriented commercial areas into pedestriftiendly commercial uses.

LU35 9y adzaNBE GKFG yS¢g NBGFAE yR O2YYSNDALFE RS@St2LIYSyd
smalttown image.

LU3.7 Provide sufficient auto and bicycle parking in order to serve local businesses in the commercial districts.
Ensure that all parking areas are wadisigned and that auto parking spaces are hidden from pedestrian
view, whenrever possible.

LU3.11 Ensure that new commercial development does not obstruct view corridors to the mountains.

LUS.1 Discourage conversion of existing farmland to +agmicultural uses.

Housing
¢CKS wnmp /AGe 2F {04 1StSylrQa |1 2dzaAy3d StSYSyild LINRGARSaA
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Make efficient use of land within the Urban Limit Line to protect agricultural lands, promoting compact,
wellfRSAA3IY SR RS@St 2 LIVSy ireighbdtHoads abdrchniribukeyodhe gvkrallKk S EA a G A y -
livability of our community. Encourage a balance of housing types throughout the entire community.

2 KAES YSAGKSNI GKS CFENXYailGSIR y2N GKS [ 2R3IAY 3T LINEBn2SO0G LINZ
the ULL, and the Lodging project protects agricaltdands, as described abov®oth projects will be subject to
payment of an affordable housing fee (See also Section XllI, Population and Housing).

Highway 29 Specific Plan
The Highway 29 Specifi@aRIpolicies that discuss service commercial and agriculture include:

2.6.39 All retail businesses shall conform to a scale commensurate and compatible wighm#ieown character
of St. Helena.

2.6.42 Allow only businesses which are primarily lesatving within all commercial areas. Exclude all fast food
restaurants, outlet and discount type stores as well as large retail businesses whose consumer base requires
a population larger than St. Helena and its vicinity.

2.6.58 Promote the continuation of agrultural activities within and adjacent to the City.

3.4.2 Support the development of a responsible visitolS NIJA y 3 02 Y LI2 y @yoiny a$ & valaaklE / A G & O
source of pbs, tax revenues, and cultural amenities.

3.4.6 Allow the development oVisitor-serving uses only within the capability of existing road capacities to
accommodate increased traffic.

4.3.2 Ensure that local serving uses are located within a comfortable walk of the center of town and public
parking.

The Farmstead projectsoposing minor additions (less than 1,300 square feet) to its already established restaurant
operations. No new uses will be added, although current uses willdmfigured and relocated on site as described

in Section 1.0, Project Description. Overfhalthis additional square footage is storage. The changes within the
Logan Ives building will be internal, thereby preserving and adapting the historical structure, consistent with the
above General Plan goals.

The Lodging project proposes developmenty on the areas designated and zoned service commercial. The area
designated agriculture will be preserved and enhanced with agricultural operations. That agricultural theme is
proposed to extend into the lodging component. The proposal is a logicalsateof development, surrounded by
other service commercial operations and thereby supporting the above policies.

Both of the Farmstead and Lodging projects are both visiéoving and locaderving projects as they are within a
comfortable walking distnce to the center of town. Both are designed to integrate into the existing fabric of the
i26y2 GKSNBoOE &dzLIlR2NIAYy3I 620K GKS DSYySNIrt tflryQa |yR

Zoning

The Farmstead site is zoned service commercial (SC).o@igmg component has a split zoning of SC and Agriculture
(A-20), consistent with its land use designations.

The Service Commercial designation provides for service and retail uses, restaurants, service stations, motels, public
and quasipublic usesand similar and compatible uses. The designation is intended primarily for service and retalil
uses that are automobiteriented or whose operational characteristics and space needs are not considered
appropriate for the Central Business District. Thennis for the SC district to be primarily local resident serving in
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character. Strictly tourisserving retail uses are prohibited within this designation. Maximum FAR in the SC district
is 0.50.

Both Projects are consistent with the scale of St. HeleBoth Projects will serve the local population and visitors
(Farmstead has a lardecally sourcedcomponent and a local clientele). The Lodging component will complement

the objectives of a continuation of the small town feel and serve locally soynemtlicts. The incorporation of

agricultural and returning a portion of the property to viable agriculture, while adding a lodging project with a
sustainable visitod SNIDAYy 3 dzaSz gAft FTRR G2 GKS /AiGeQa SO2y2Yed
transportation (pedestrians and bicycles), as discussed in the Sectilp pé¥fic and Circulation.

IMPACT ANALYSIS

Existing Farmstead at Long Meadow Ranch (Farmstead)

(a) No Impact.The Project is not expected to result in any division oéstablished community as it will
not include (or remove) any physical features (such as a road or barrier) that divide, or reduce, access
between the existing community and outlying areas. Therefdrerd are no impacts to the division of
community.

(b) No Impact. The Farmstead Project isrwistentwith the underlying zoninglistrict, Hwy. 29Specific
Plan andhe General Platpdate To modernize operations, the Project will be subject to a use permit
amendmentwhich would ensure that changes trctures and their uses are of an intensity that is
consistent with the intent of the General Plan, Specific Plan or Zoning Ordinance. No changes are
proposed to the site that would otherwise be in conflict with any applicable plan or regulation.
Therefae, there are no land use impacts

(c) No Impact.As an existingommercial operation on a site designated $ervice commercialseswithin
a fully developedeighborhood areathe Farmstead Project will himpact any habitat conservation
plans or natural community plans. Thereforbgte are no impacts to any habitat conservation or
natural community plans.

Farmstead at Long Meadow Ranch Lodging Project (Lodging Project)

€) No Impact. The site islocated at the southern portion of the City limits and is surrounded by
commercial and residential uses. It will not physically divide an established community as it has been
planned for Service Commercial use in General Plans dating back several dddelPsoject is in an
FNBI GKFEG Ada GNryaixldAaAz2yAy3d G2 Y2NB AydiSyaragsS 02yYy
current General Plan and the Highway 29 Specific Plan. This Project will contribute to that transition;
it will not result h any obstructions to access. The Project would not physically divide an established
community. Therefore, no significant impact is anticipated.

(b) Less Than Significant Impacthe Lodging component is consistent with the General Plan designation
and zoning as it preserves the agriculturally zoned component and provides for service commercial
uses. The new Lodging will complement the existing St. Helena commercial center as no space
currently exists in the center of the CBD to provide for additiardging facilities. Given the large local
serving activities associated with the adjacent Farmstead development, the Lodging Project will extend
these services and provide for an additional employment base. The Project is a walkable project,
encouraging kernative transportation to downtown. Existing commercial facilities will buffer the
proposed uses to the south. Mitigation Measures have been identified for all biological, geological,
construction noise and air quality, and transportation impacts.eséhmitigations will reduce all
impacts to a less than significant level. Therefore, no significant land use impacts are identified.
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(c) No Impact. The site is not within any conservation strategy or environmentally sensitive avea.
conservation plas or natural habitat plans are located adjacent to the property (See Sectiof)IV(e
The agricultural component with provide a buffer between the proposed Lodging facility and lands to
the north. The Project will conform to the General Plan, have naaictgoon habitat conservation plans
or natural community conservation plans, and therefore, no significant impact is anticipated.

MITIGATION MEASURES
None required.
SOURCES

1 City of St. Helena General Plan Update 2040; Adopted May 14, 2019.
1 City of St. Helena Zoning Mdgay 24, 2018

1 City of St. HelenBlousing Element, May 26, 2015.

l

City of St. Helena Highway 29 Specific Plan, February 22, 2005
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LessThan
Significant
Potentially With LessThan
Significant Mitigation Significant No
Impact Incorporated Impact Impact
Xll. MINERAL RESOURCES
Would the project:
a. Result in the loss of availability of a known miner
resource that would be of value to the region anc
the residents of the state?
Existing Farmstead at Long Meadow Rar
(Farmstead) o o o X
Farmstead at Long Meadow Ranch Lodging Pra
(Lodging Project’ L] o o X
b. Result in the loss of availability of a
locallyimportant mineral resource recovery site
delineated on docal general plan, specific plan ol
other land use plan?
Existing Farmstead at Long Meadow Rar
(Farmstead) o o o X
Farmstead at Long Meadow Ranch Lodging Pra [ ] ] X

(Lodging Project

DISCUSSIONMPACT ANALYSIS

Neitherthe/ AG& 2F {d® | St Syl Qad DSYSNrt tflys y2NJ GKS {dzNFI O
identifies specific areas of mineral resources in this area of St. Helena.

Existing Farmstead at Long Meadow Ranch (Farmstead)

(ab)  No Impact. TheProject does not lie within one of the listed aggregate deposits in the SMARA report as
shown on the Napa Quadrangle. Th®jectwill have noimpacton mineral resources

Farmstead at Long Meadow Ranch Lodging Project (Lodging Project)

(ab)  No Impact. The Project does not lie within one of the listed aggregate deposits in the SMARA report as
shown on the Napa Quadrangle. Therefdhe Projectwill have noimpacton mineral resources.

MITIGATION MEASURES

None required.

SOURCES
1 City of StHelena General Plan Update 2040; Adopted May 14, 2019.
1 State of California, Surface Mining and Reclamation Act (SMARA) of 1975, updated in 1977
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LessThan
Significant
Potentially With LessThan
Significant  Mitigation Significant No
Impact Incorporated Impact Impact
Xll. NOISE
Would the project result in:
a. Exposure of persons to or generation of nois
levels in excess of standards established in-
local general plan or noise ordinance, or
applicablestandards of other agencies?
Existing Farmstead at Long Meadow Rat
(Farmstead) u u X u
Farmstead at Long Meadow Ranch Lodg
Project (Lodging Projec u u X u
b. Exposure of persons to or generation of
excessive ground borne vibration or ground
borne noise levels?
Existing Farmstead at Long Meadow Rat
(Farmstead) N N X N
Farmstead at Long Meadow Ranch Lodg
Project (Lodging Projec N N X N
c. A substantiapermanent increase in ambient
noise levels in the project vicinity above leve
existing without the project?
Existing Farmstead at Long Meadow Rat
(Farmstead) N N X N
Farmstead at Long Meadow Ranch Lodg
Project (Lodging Projec u X u u
d. A substantial temporary or periodic increase
in ambient noise levels in the project vicinity
abovelevels existing without the project?
Existing Farmstead at Long Meadow Rat
(Farmstead) u u X u
Farmstead at Long Meadow Ranch Lodg ] X ] ]

Project (Lodging Projec

e. For a project located within an airport land
use plan or, where such a plan has not beer
adopted, within two miles of a public airport
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LessThan
Significant
Potentially With LessThan
Significant  Mitigation Significant No
Impact Incorporated Impact Impact
or public use airport, would the project
expose people residing or working in the
project area to excessive noise levels?
Existing Farmstead at Long Meadow Rat
(Farmstead) N N N X
Farmstead at Long Meadow Rarlobdging
Project (Lodging Projec N N N X
f. For a project within the vicinity of a private
airstrip, would the project expose people
residing or working in the project area to
excessive noise levels??
Existingrarmstead at Long Meadow Ran
(Farmstead) u u u X
Farmstead at Long Meadow Ranch Lodg ] ] ] X

Project (Lodging Projec

DISCUSSION

Several noise studies were prepared for the Project by lllingworth & Rodkin, Inc. in September ;ofi @ixtéd

August 2019Attachment EL); PapadimosGroup for the Farmstead at Long Meadow Ranch in August of 2018
(Attachment E2), and Walsh Norris Associates for the Farmstead Outdoor Bar Area in August of 2018 (Attachment
E3). All three reports are found in Attachment E.

REGULATORY SETTING

The Stateof California and the City of St. Helena have established regulatory criteria that are applicable in this
assessment. The State CEQA Guidelines, Appendix G, are used to assess the potential significance of impacts
pursuant to local General Plan policidnicipal Code standards, or the applicable standards of other agencies. A
summary of the applicable regulatory criteria is provided below.

2016 California Building CodeTitle 24, Part 2 The current (20&) California Building Cod€BCplaces limits on
interior noise levels attributable to exterior environmental noise sour@bis report considers interior noise levels
attributable to exterior environmental noise sources to be limited to a level not exceeding 4%dBAry habitable
roomfor new dwellings other than detached singmily dwellings.

St. Helena General Plan and Municipal Codéde Municipal Code does not quantitatively regulate noise levels, but
I dzi K2 NAT SR GKS OKAST 27F L2t A0S i 2efinedidEGhdpier 802 \Sindflaklyl y (1 a 2
noise that can be heard at the property line of any parcel that is generated by commercial activities, between the
hours of 10:00 pm and 7:00 am is prohibited, unless permitted by the chief of police.
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City Ordinance NA05 prohibits any noise which disturbs the public peace. This ordinance is intended
to discourage unusually noisy activities in residential areas. It also specifically limits noise emissions by
machinery between hours of 9:00 pm and 7:00 am.

General Pan Update 2040

TheS Helena General Plan (Table Ra2ldress the compatibility standards that apply to development
projects:

Table XlI-1 Land Use Compatibility Guidelines
Community Noise Exposure (dBA, Ldn or CNEL)

11 12/ 13/ 14/

Land Use&Category Completely Tentatively Normally Completly
Compatible Compatible Incompatible Incompatible

Residential < 55 dBA 55-60 dBA 60-75 dBA >75 dBA

Commercial/ Office <65 dBA 6575 dBA 75-80 dBA > 80 dBA

Industrial/ < 70 dBA 70-80 dBA 80-85 dBA > 85 dBA

Agricultural

School, libraries, < 65 dBA 6570 dBA 70-80 dBA > 80 dBA

churches, hospitals

Playground, < 67 dBA 67-70 dBA 70-75 dBA > 75 dBA

neighborhood park

/1 Completely Compatible Specified land use is satisfactory, based onassumption that any buildings involved are or normal
conventional construction.

/2/ Tentatively Compatible New construction or development should be undertaken only after a detailed analysis of the noise reduction
requirements is made and needed noissulation features are included in the design. Conventional construction, but with closed
windows and fresh air supply systems of air conditioning will normally suffice.

/3/ Normally Incompatible; New construction and development should generally be diaged. If new construction or development
does proceed, a detailed analysis of the noise reduction requirements emaside and needed noise insulation features included in
the design.

/4] Clearly Incompatible New construction or developmesiould generally not be undertaken.

The following General Plan policies are related to noise:
PS21 t NBaSNBS GKS OdzNNByld f2¢ tS@Sta 2F y2AaS Ay {Gdo 1 5S¢

PS2.2 Maintain a citywide environment that balances s City objectives while minimizing the impact of
highway, railroad, and industrial noise. The City should manage both indoor and outdoor noise levels to
protect health and safety. A combination of noise standards and existing noise levels shouldilie use
determine impacts and mitigation measures.

PS2.3 Minimize potential noise impact conflicts between land uses by regulating incompatible land uses.
Encourage noisgenerating uses to reduce their impacts while promoting land use patterns that avoid
O2y FtAOGaDd 9YLX 28 O2YLI GAOGAfAGE FdZARSEAYSaszZ Ay UdSNA:
contour maps to determine the compatityl of land uses.

PS2.4 Require a reduction and/or control of the use of machinery, mechanicgibms and other noiseaking

equipment and sources in and near residential areas where the noise impacts would be considered intrusive
to adjacent residenal property, unless consistent with the rigta-farm.
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PS2.5 Anincrease in average noise levels of 5 dBA or greater is considdredsignificant and to constitute a
noise impact by the noise source in question for the purposnefronmental analyses.

Existing Noise Environment

The lllingworth and Rodkin team undertook the letegm noise measurement (L1) along the northwest property

line of the Project site, approximately 600 feet from the center of Main Street and adjaz@tidrter Oak Avenue
residential properties that border the site. Figures?2of Attachment ElL display the measured noise data over a

daily basis. Hourly average noise levels typically ranged from 44 to 53 dBA Leq during the daytime period (7:00 a.m.
to 10:00 p.m.) and from 38 to 48 dBA Leq at night (10:00 p.m. to 7:00 a.m.). Hourly average noise levels during the
9:00 p.m. hour on Monday, July 4, 2016 reached 68 dBA Leq because of fireworks. -ilightdayerage noise level

at LF1 typically rangedrom 50 to 52 dBA Ldn with the exception of Monday, July 4, 2016 when the Ldn reached 56
dBA Ldn because of the sounds attributable to fireworks during the 9:00 p.m. hour.

Four shortterm noise measurements were also made on Friday, July 1, 2016 armiaydak/6, 2016 to complete

the noise monitoring survey. A 2flinute shortterm noise measurement was made at sitelSHetween 6:50 p.m.

and 7:10 p.m. on Friday, July 1, 2016 to quantify noise levels produced by a wedding reception theleévent

lawn east of the Farmstead restaurant. The wedding reception had live, amplified music provided by a bluegrass
0lYyR 1y26y a (GKS ac¢26y |1 26f SNBREOD ¢KS az2dzyRa 2F RAAG!
ranged from 46 to 49 dBA, and theund of the music was barely audible above the sounds produced by the distant
traffic and mechanical equipment. Voices on the public address system were measured to range from 48 to 50 dBA,
and the cheering of the crowd reached 53 to 54 dBA as the weghdirty was introduced. The average noise level
during the 2Gminute measurement was 48 dBA Leq. Ambient traffic noise levels were monitored at seeSBT

3, and S# on Tuesdayuly6, 2016. Average traffic noise levels were 45 to 48 dBA Leq dependihg distance
between the measurement site and Main Street. Table2X$ummarizes the results of the shaerm noise
measurements

TABLE XF2: Summary of ShotTerm Noise Measurements (dBA)

Noise Measurement Location
(Date, Time) Lmax Lay Lao) L(s0) L(oo) Leq

ST1: 300 feet from the center of the stage af 60!
the event lawn. (7/1/2016, 18:509:10)

ST2: 820 feet from the center of Main Street
(7/6/2016, 13:4013:50)

ST3: 600 feet from the center dflain Street.
(7/6/2016, 14:0014:10)

STF4: 350 feet from the center of Main Street
(7/6/2016, 14:2614:30)

Notes:1. A motorcycle along Main Street produced the maximum noise level of 60 dBA.

53 49 48 47 48

52 49 a7 45 43 45

54 51 a7 45 43 46

58 55 49 47 45 48

2. PG&ESubstation produced noise levels ranging from 44 to 45 dBA.

3. Barking dogs at the nearby vet generated maximum noise levels reaching 58 dBA. After the measurement was complete, the Napa
Valley Wine Train warning whistle generated maximum noise levelingfrgm 80 to 82 dBA.

To document exterior equipment existing conditions, the Papadimos Group undertook noise surveys at Farmstead
on 6/7/18 and 6/28/18. Noise output from exterior equipment was measured close to the equipment and at the
east propertyline. The highest measured level at the east property line was 63 dBA and the loudest equipment was
exhaust fan EXE serving the barn/catering kitchen and Trane® packagezbalitioning unit A€l serving the main
restaurant building. Figure 1 of Attament E2 identifies the equipment observed at Farmstead.
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A 3dimensional computer model of the site and equipment was constructed using SoundPLAN®. This model then
was calibrated to match the measurements made during our noise surveys and subseqgsedtlp predict noise

levels from individual equipment and cumulative noise levels, both at the east property line and at neighboring
residential facades. Table-8lbn the next page shows these predictions ordered from highest to lowest noise level

at the east property line. Additionally, a color contour map of the existing noise levels is attached in Appendix A of
Attachment E2.

TABLE XI3: Existing Noise Levels

Highest noise level at| Noise level atesidential
Equipment property line (dBA) facades (dBA)
Barn Exhaust Fan (EXF 60 45
Trane Packaged Unit (Ag 58 33
Restaurant MAU 47 31
Barn Exhaust Fan (EXF 46 32
Small AC unit above AC 46 35
Solar Panel Electrical Box 45 23
Mushroom Exhaust Fans (ERhru 5) 44 31
Barn MAU 41 24
Carrier Condensing Units 40 27
Electrical Transformer 37 14
All Equipment (Total) 62 46

Existing Farmstead at Long Meadow Ranch (Farmstead)

There are a number of acoustical variables that control the sound level artperty line, such as distance to

the property line, height of sound barrier, distance between the patrons and the sound barrier inside the bar
area, and sound level of the patrons. The Farmstead use permit amendment includes improvements to
attenuate nose, and additional information on these planned improvements is contained in Attachménts E

of this IS/MND.

DA@SY GKIFG | @SN 3IS y2irasS tS@gSta Sradg 2F CHNyYaidSIkR

operation, the regulatory imit dBA Yy SR o0& GKS wmdpdpo {Gd | St Syl DSYySNI f

eastern property line. On this basis, noise control treatments are proposed as improvements to limit

I NJ
t

CIFNXaidSFrRQa SldAL)YSyld y2AirasS G2 ohédepoposqu noisRatténuating G KS S

improvements include:

1 A 3ftlong sound attenuator in the exhaust outlet duct of AC

1 Ad4sided barrieraround EX#> o Fd GFff SN GKIYy GKS (2L 2F (KS
1 A 3sided barrier around the Small AC unit abovelAf)t taller than the unit.

1 Replacing the existing property line fence with an 8ft tall solid sound barrier.

With the noise attenuation proposed, noise levels would be reduodte following levels:
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TABLE K-4: Noise Levels with Treatments fétVAC

Conditions Noise Levels
bSAIKO
Side of the Level at
Small AC | Property eastern residential
unit above Line property line facades
Condition EXFL AC1 AC1 Barrier (dBA) (dBA)
Existing None None None None 60* 46
Barrier 3 ft. Barrier 1
Treated taller than 3 It. Sound ft. taller 8 ft. tall 44 38
. Attenuator .
unit than unit
Fb23S (KS KAIKSalG tS@Sta 2y (GKS ySAIKo2NNRa aARS 27T ThKsS

due to minor shielding frorthe existing property line fence.
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existing board fence, approximately 6 feet high, extends in the north direction from the restaurant building
approximately 43 feet and turns thé west at the end for approximately five feet. Additions are being proposed
to the existing LMR Farmstead facility, including construction of a new dry storage area. This addition will extend

2 dzii
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outdoor bar area. An 8 feet high solid fence will extend from the new dry storage building addition out to the

north and turn west to the existing fireplace for a full enclosure of the bar afe& hundredfifty-five feet of

the existing board fence on the property line will be replaced with an 8 feet high solid fence. The noise levels
will be reduced at the property line to 37 dBA.

TABLEXII -5 Calculated Sound Levels at Property Line (PL)

Closest Distance
to the East PL

Location on PL at Northeas|
with No Barrier Shielding

TyQ | A3K

above bar area

TyQ y2A4S
property line

1 New Dry Storage Building

North Sides of Bar Area
9 Tectum ceiling panels installed

{2fAR C

IddSydz

Existing Condition 54 dBA 42 dBA
f ¢cQ | A3K 21 NR C

of Bar Area with a Small Return

Portion on the North Side
With Changes 39 dBA 37 dBA
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Farmstead at Long Meadow Ranch Lodging Projgaidging Project)

Based on the results of the ambient noise monitoring survey, existing noise levels at the portions of the
site proposed for lodging are approximately 50 to 52 dBA Ldn. Traffic noise levels along Main Street,
between Pope Street and Mills Lane, are not @iptited to measurably increase by 2030; therefore,

the future noise environment is expected to remain at or below 52 dBA Ldn, less than the requirements
of the City of St. Helena. The exterior noise environment would be considered to be completely
compatide for the proposed land use. Interior noise levels, assuming that buildings are of normal
conventional construction with no special noise insulation, would be less than 45 dBA Ldn, meeting the
interior noise limits established in the General Plan andheyState Building Code. Additional noise
controls or noise insulation are not required to conform to the applicable exterior or interior noise
limits established in the General Plan and State Building Code.

IMPACT ANALYSIS

Existing Farmstead at Longeadow Ranch (Farmstead)

(ac) Less Than Significant ImpacfThe Proposed Farmstead alterations would not result in a permanent
noise level increase at existing noise sensitive land uses due to Pyejeetated traffic, and none of
the construction is epected to require pile driving, which can cause excessive vibration. No new
mechanical equipment is associated with the Project that would generate noise in excess of the City of
{Gdd 1 StSylQa y2AaasS aidl yRIFINRa® arddaskrivesl above énSuyimgl G A 2 y
compliance with City standards and existing noise is reduced to a level of less than significant.

(d) Less Than SignificantNoise generated by Project construction activities could temporarily elevate
ambient noise levels at sensitive land uses in the vicinity. Due to the proximity of existing residential
land uses, there is a potential that construction noise levels waxtéed 60 dBA Leq, and the ambient
by at least 5 dBA Leq, for short periods of time. Because construction activities near the residences are
small (355 square feet), and of such a short duration, this impact is considered less than significant.

(e,f) No Impact. The Project site is not located within an airport land use plan, or within two miles of a
public airport, public use airport or private air strip. Occasional aircraft overflights are intermittently
audible at the site, but these infrequent everds not substantially contribute to hourly average or
daily average noise levels at the site. The Project would not expose persons in the area to excessive
aircraft noise, therefore no impact will occur.

Farmstead at Long Meadow Ranch Lodging Projectd@iing Project)

€)) Less Than Significant ImpactThe Proposed Project would not result in a permanent noise level
increase at existing noise sensitive land uses due to Prg@wrated traffic, a less than significant
impact.

(b) Less TharBignificant Impact. Constructionrelated vibration levels resulting from activities at the

Project site would not exceed 0.3 in/sec PPV at the nearest residential and commercial land uses. The
construction of the Project may generate vibration when heagpipment or impact tools (e.g.
jackhammers, hoe rams) are used. Construction activities would include site preparation work,
foundation work, paving, and new building framing and finishing. The Proposed Project is not expected
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to require pile driving, with can cause excessive vibration. Therefore, this impact is considered less
than significant.

(c) Less Than Significant With Mitigation IncorporatedMechanical equipment associated with the
t N22SO0G O2dA R 3ISYSNIGS y2aasS Ay SEOSaa 2F GKS /
significant impact unless mitigation by Mitigation Measure {l®@kElow is implemented.

The Proposed Project woulitely include rooftop mechanical equipment, such as heating, ventilation,
and air conditioning systems (HVAC) that would produce noise during operation. At the time of this
analysis, specific mechanical equipment details were not available. Howeverceimpletion of the
acoustical analysis, the designers have made the following provisions in the design:
f[ 2R3IAY3I NB2YAY ¢CKS SldALISYyGd Aa aSid Ay + Nez2¥
ridge lines of the roofs are higher on all fouresd visually and acoustically shielding potential
mechanical noise to all sides

9 Micro-turbine barn: At this point we are showing a small barn enclosure. While the specifics of
the structure are not yet completed, the building will be constructed withustical walls that
shield the rooms and site from noise generated by the miarbine.

9 Multi-purpose building: The equipment is proposed to be located in a-erniosed mechanical
loft above the kitchen with the main kitchen exhaust directed up throaghechanical chimney.
The louvered openings would be on the gable end facing east towards a vineyard, away from the
rooms and adjacent neighboring structures.

Noise associated with the operation of mechanical equipment is not expected to exceed thagveni
and nighttime noise limits established by the City of St. Helena at the nearest residences to the west,
assuming a worstase scenario with regard to the location of the equipment. However, as final designs
are not completed or approved, Mitigation Maag NO11 has been provided to offset any potential
impacts to a level of less than significant.

(d) Less Than Significant With Mitigation IncorporateNoise generated by Project construction activities
would temporarily elevate ambient noise levels at sensitive land uses in the vicinity. Due to the
proximity of existing residential land uses, there is a potential that construction noise levels would
exceed 60 dBA Leq, and the ambient by at least 5 dBA Leq, for a period greater than one year.

Hourly average noise levels are calculated to range from about 65 to 72 dBA Leq at the nearest
residential receptors located approximately 300 feet from the westerst edge of the proposed
lodging area of the site and from about 61 to 68 dBA Leq when located approximately 500 feet from
the center of the construction site. During Project construction activities, ambient noise levels at
Charter Oak Avenue residentind uses could be elevated by 15 to 20 dBA, depending on the
proximity of the portion of the site under construction to the sensitive receptor. Noise from temporary
construction activities would exceed 60 dBA Leq and the ambient noise environmenebgteh IABA

Leq at noisesensitive uses in the Project vicinity for a period greater than one year, and the impact
would be considered significant unless mitigated by MeasureNOI

(e,f No Impact. The Project site is not located within an airport largkplan, or within two miles of a
public airport, public use airport or private air strip. Occasional aircraft overflights are intermittently
audible at the site, but these infrequent events do not substantially contribute to hourly average or
daily averge noise levels at the site. The Project would not expose persons in the area to excessive
aircraft noise, therefore no impact will occur.
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MITIGATION MEASURES

Existing Farmstead at Long Meadow Ranch (Farmstead)

None required.

Farmstead at Lond/leadow Ranch Lodging Project (Lodging Project)

NOL1. The following mitigation measures shall be included in the Project to reduce the impact tethdess
significant level:

1 Mechanical equipment shall be selected and designed to reduce impacts on surrounding uses to meet
GKS /A& Qa y2A%B.SA qiaffigdSdcoushdal licoasulahtYsBayl be retained to review
mechanical noise as these systems are selected to determine specific noise reduction measures necessary
G2 NBRdzOS y2raasS G2 O2yvyLXeée ¢AGK GKS / ediréesxauldy 2i &S f
include, but are not limited to, selection of equipment that emits low noise levels and/installation of noise
barriers such as enclosures and parapet walls to block thefiseght between the noise source and the
nearest receptors. Alternatmeasures may include locating equipment in less reésesitive areas, such
Fa GKS NR2FG2L) 2F (GKS K20GStf o0daAAftRAYy3Ia lgl& FTNRY
feasible.

NOL2. The St. Helena Municipal Code limits construction activiti¢lse hours between 8:00 AM and 5:00 PM,
Monday through Saturday. Construction is not allowed on Sundays and holidays (federal and local) if noise can
be heard at the property line of any parcel of real property within the city limits. In accordance with
Implementing Action PS2.F, noise suppression devices and techniques developed as part of a typical
construction noise control plan would include, but not be limited to, the following measures:

1'aS aljdzASié Y2RSt & 27F | A NJ 90 2oMredbldhard tBcNdblogy gxkiRts; 2 1 K S NJ & (
1 Equip all internal combustion engitiiven equipment with mufflers that are in good condition and
appropriate for the equipment;
1 Locate all stationary noisgenerating equipment, such as air compressors and portabiep
generators, as far away as possible from adjacent land uses;
1 Locate staging areas and construction material areas as far away as possible from adjacent land uses;
9 Prohibit all unnecessary idling of internal combustion engines;
1 Notify all adjacent lad uses of the construction schedule in writing;
95SaA3ylF 4GS I GaRAAGAINDI yOS O22NRAYIF G2NE 6K2 @g2dzd R 0 S
complaints about construction noise. The disturbance coordinator will determine the cause of the noise
complaint (eg., starting too early, bad muffler, etc.) and will require that reasonable measures
warranted to correct the problem be implemented. Conspicuously post a telephone number for the

disturbance coordinator at the construction site and include it in the easient to neighbors regarding
the construction schedule.

The implementation of reasonable noise reduction measures during all phases of construction activity, in
combination with the limitations on hours set forth in the St. Helena Municipal Code, wedlde the impact
of temporary construction noise as well as reduce noise exposure, to levels of less than significant.

SOURCES

+ lllingworth & Rodkin, Inc., Noise and Vibration Assessment Study for the Farmstead at Long
Meadow Ranch Lodgirigroject, September 8, 2016pdatedDecember2019.
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*  WalshNorris & Associates, Property Line Sound Levels for Outdo@t Bang Meadow Ranch, August
2018

+ Papadimos Group, Farmstead at Long Meadow Ranch Exterior Noise Analysis, August 15, 2018
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LessThan
Potentially Significant With LessThan
Significant Mitigation Significant No
Impact Incorporated Impact Impact
XIV. POPULATION AND HOUSING
Would the project:
a. Induce substantial population growth in an area,
either directly (forexample, by proposing new
homes and businesses) or indirectly (for example
through extension of roads or other
infrastructure)?
Existing Farmstead at Long Meadow Ranch (Farmste |:| |:| |:| X
Farmstead at Long Meadow Rarlabdging Project (Lodgint
Project) |:| D X |:|
b. Displace substantial numbers of existing housing
necessitating the construction oéplacement
housing elsewhere?
Existing Farmstead at Long Meadow Ranch (Farmste |:| |:| |:| X
Farmstead at Long Meadow Ranch Lodging Project (Lod
Project) D D X D
c. Displace substantial numbers of people,
necessitating the construction of replacement
housing elsewhere?
Existing Farmstead at Long Meadow Ranch (Farmste |:| |:| |:| X
Farmstead at Long Meadow Ranch Lodging Project (Lod D D X D

Project)
DISCUSSION

Existing Farmstead at Long Meadow Ranch (Farmstead)

Farmstead at Long Meadow Ranch Lodging Project (Lodging Project)

A project would be considered growthducing if it were to preide new housing, new employment, or expand
existing infrastructure not planned for by a local plan. Both the Existing Farmstead at Long Meadow Ranch
(Farmstead) and the Farmstead at Long Meadow Ranch Lodging Project (Lodging Project) are commercial
projects. There is no population that will be displaced and, while new employment will be provided, a population
exists within St. Helena and Napa County that can meet projected needs, as discussed below. The Projects are
located inareas designatefbr service commercial uses.

REGULATORY SETTING
General PlarUpdate 2040

LUL1.1 Require new development to occur within wedkfined boundaries and be consistent with the ability to
provide urban services. New development should mitigate infrastructure impacts by using sustainable, best
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management practices in green building and sterater management and paying its share of development
impact fees, while minimizing impacts on sewer, water, energy, and natural resources.

LUL1.2 Allow urban development to occur only within the Urban Limit Line. Consider an exception-§ite on
employeehousing on Agricultural lands. Urban services, such as sewer, water, and storm drainage, will only
be extended to development within the Urban Limit Line.

LU1.4 In order to minimize and postpone the need for expansion of the Urban Limit Line, encouf#éige in
development within currently developed areas.

LU1.5 Require new development to provide adequate infrastructure and urban services, including compliance
with the policies and implementing actions affecting new development as set forth in the Pubilitdsa
and Services Element.

LUL1.6 Support the redevelopment of vacant and underutilized sites within the downtown area with rabed
development opportunities. Encouraging infill development with a mix of uses will support a pedestrian
oriented, vibrant retail and commercial district that is centrally located and easily accessible to residents
and neighborhoods.

20152023 Housing Element
¢CKS Hnmp [/ AGe 2F {4 1StSyrQa 12dzaay3a StSYSyid LINRGARSaA

Make efficient use fdand within the Urban Limit Line to protect agricultural lands, promoting compact, well
RSaA3aySR RS@GSt2LIySyida GKIG WFALG AYyQ $6AGK SEAaGAy3d ySA13
community. Encourage a balance of housing types througthe entire community.

Highway 29 Specific Plan
¢CKS | A3IKgl & Hp |
DSYSN}Yt tfly FYyR
include:
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1 Provide for the logical extension of service commercial and light industrial uses and other land uses
permitted and conditionally permitted in the St. Helena Zoning Ordinance.

1 Provide for growth that is locaerving and pedestin-scaled service commercial and light industrial
opportunities on vacant land within the Specific Plan area. Where feasible, promote development of
housing in the Specific Plan area.

IMPACT ANALYSIS

Existing Farmstead at Long Meadow Ranch (Farmstead)

(ac) No Impact. Changes to existing Farmstead operations fmerepurposing existing facilities and
providing additional storage space. The remodeling will relieve existing overcrowding and modernize
existing operations. No new employegsuld be added;however,several employees will be relocated
from the restaurant kitchen to the butchery and bakery.

Farmstead at Long Meadow Ranch Lodging Project (Lodging Project)

(a) Less Than Significant ImpactThe lodging component would generate approximatély new
employees on site and expand infrastructure to th@acresite proposed for development. Eleven
additional employees for marketing, sales and accountiogild be added offsite to support the
lodging operationFood service workers currently employed at the Farmstead restaurant will also
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(b.c)

provide food serdes for the lodging componentAll increasesin employees, along with the
accompanying infrastructure to serve this Lodging Project, were anticipated in the Highway 29 Specific

Plan as noted in Figures 10 and 11 and discussed in pagsd@4he Highway 2Specific Plan which

anticipated service aamercial uses on a portion of the site. The Proposed Project is consistent with

these anticipated uses and will extend service onto the site, for project use only and not including any

future growth The project will also be required to comply with thai@ Qa Ay Of dza A2y | NE
requirements which will require the project proponent to offset new housing demands created by the
proposed project.

The Project Applicat & NXIjdZA NBR G2 al GAafe dukySesdrided d héd K2 dza A
Development Agreement between Applicant and the City of St. Helerahese reasons this impact
is considered less than significant.

Less Than Significant Impacthe site currently has no dwelling units and is not zonechtsing.
Therefore, the Project will not have an impact on housing.

MITIGATION MEASURES

None required.

SOURCES
1 City
1 City
1 City

of St. Helena General Plan Update 2040; Adopted May 14, 2019.

of St. Helena, Highway 29 Specific Plan, February 22, 2005

ofSt. Helena Fee schedule
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XV. PUBLIC SERVICES

Would the project result in substantial adverse physi
impactsassociated with the provision of new or
physically altered governmental facilities, need for ni
or physically altered governmental facilities, the
construction of which could cause significant
environmental impacts, in order to maintain
acceptable servicetios, response times or other
performance objectives for any of the public services

a. Fire protection?

Existing Farmstead at Long Meadow Rar
(Farmstead)

Farmstead at Long Meadow Ranch Lodging Pra
(Lodging Project,

b. Police protection?

Existing Farmstead at Long Meadow Rar
(Farmstead)

Farmstead at Long Meadow Ranch Lodging Pra
(Lodging Project,

c. Schools?

Existing Farmstead at Long Meadow Rar
(Farmstead)

Farmstead at Long Meadow Ranch Lodging Pra
(Lodging Project

d. Parks?

Existing Farmstead at Long Meadow Rar
(Farmstead)

Farmstead at Long Meadow Ranch Lodging Pra
(Lodging Project

e. Other public facilities?

Existing Farmstead at Long Meadow Rar
(Farmstead)

Farmstead at Long Meadow Ranch Lodging Pra
(Lodging Project,

Potentially

Significant
Impact

0 O

[ O

[ O

0 O

[ O

LessThan
Significant
With
Mitigation
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LessThan
Significant No
Impact Impact
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DISCUSSION
Public Services and schools are provided by either the City of St. Helena or the StUndledaSchool District.

General PlarUpdate 2040

The following General Plan policies are related to the provision of public services:

PF1.1 Require that the approval of new development be contingent upon the ability of the City to provide water
without exceeding the safe annual yield of its water supply system.

PF5.4 Require that the approval of residential, commercial, or industrial development be contingent upon the
mitigation of the impact of such development on the St. Helena Unified Schooh@sfirQa& | oA f AGe& G
schootage children.

PF5.7 Set a goal of a maximum fire department response time of 8 minutes within the St. Helena city limits.

PF5.8 Set a staffing ratio of 2 police officers per 1,000 population and for priority one calls, an average police
department response time of 3 minutes or less.

PR12 9YKIyOS (KS 0O2YYdzyAieQa | dz £ A éngirordnént thraughfe proyison Sy & dzZNB
of a citywide system of parks and open spaces. Identify and develop linkages, corridors, and other
connections to provide an aesthetically pleasing and functional network of parks, open space areas, and
bike paths throughout the city.

PR1.3 Identify park land opportunity sites to ensure that the City can maed possibly exceed its parkland
standad of 5.0 acres per 1,000 residents. Locate new parks to ensure that City park facilities are equitably
distributed throughout all areas of the city and residents of all ages can access them safely and conveniently.

PR1.4 Require park land dedications ovic improvement fees on all new rdential, commercial, and industrial
developments to meet the standard of 5.0 acres of parks per 1,000 residents.

Highway 29 Specific Plan

The Specific Plan addresses continuation of public services and faalgivé anticipated development within the
Specific Plan area.

Action

School fees shall be paid to the St. Helena Unified School District prior to issuance of building permits by the
City of St. Helena. Payment of school fees repregsaitigation for any impacts to the District.

New development is required to pay civic improvement impact fees to the City to support purchase of new
parkland and development of park facilities.

Library service will continue to be supported g3 2 Ay 3 NBFSydzSa FTNBY RSGSt 2LIVSy.
General Fund.

Fire and police protection services would be provided by the City of St. Helena.
Fire: A second station (#2) is proposed for Dowdell Lane.
Police: The St. Helena Police Departm@nbvides police services within the city limits with-2dur patrol at

an average response time of less than 3 minutes. The Police Department is based at 1480 Main Street in St.
Helena. The Police Department consists of 1&ifuk employees (includinthe Chief of Police and sworn
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officers) and one pa#time employee. The Police Department maintains a staffing ratio of approximately 2
police officers for every 1,000 residents and is not understaffed.

The St. Helena Unified School District providelslipitschool service in St. Helena. Students from two nearby
St SYSYy(dlINE RAAGNARAOGA Ffaz FTGdGSYyR GKS RAAGNAROGQa aoOK2
elementary school, a middle school, a high school, and an alternative high .school

The City of St. Helena provides administrative, civic, and library services. In order to offset the cost of improving

or expanding City services to accommodate the demand generated by new development the City charges one

time impact fees on new prita development. Development impact fees are necessary in order to finance
NBIljdzA NER LJzof A0 ASNIBAOS AYLINR@SYSyda FyR G2 LI & F2NJ
maintain acceptable levels of service related to fire and police proted@vices, open space, parkland and

other such public services.

IMPACT ANALYSIS

Existing Farmstead at Long Meadow Ranch (Farmstead)

(a,b) Less than Significant Impact with Mitigation IncorporatierPolice and FireThe Project will result in
I RSYFYR F2NJIFRRAGAZ2Y It /AG&Qa Lzt AO aSNBAOSao®
public service performance standards. Adufial fire or police personnel or equipment will not be
necessary to adequately serve the Project. Payment of the City of St. Helena Public Safety impact fees
will ensure adequate public services.

(c) Less than Significant Impact with Mitigation Incorpdien - Schools: The Project is a commercial
project and therefore will not create a substantial increase in new students at local schools as described
in Section Xl Population and Housing. California Government Code identifies the payment of school
fees as mitigation for all development projects.

(d,e) Less than Significant Impact with Mitigation IncorporatienParks and Other FacilitiesThe Project
is a commercial project and would not result in the direct incremental need for additional parkeservi
or administrative services. (See also Sectiolh R¥&treation). Payment of impact fees will offset any
potential impacts to Citprovided services.

Farmstead at Long Meadow Ranch Lodging Project (Lodging Project)

(a,b) Less than Significant Impact with Mitigation IncorporatierPolice and FireThe Project will result in
I RSYIFYR F2NJ FRRAGAZ2YIFf /AGe LldzotAO aSNBAOSa® !
Fire Marshall and comments have been addressele current plan. No new facilities will be required
to maintain public service performance standards Additional fire or ppkcsonnelor equipment will
not be necessary to adequately serve the Project. Payment of the City of St. Helena Hablic Sa
impact fees will ensure adequate public services.

(c) Less than Significant Impact with Mitigation IncorporationSchools: The Project is a commercial
project and therefore will not create a substantial increase in new students at local schdelscaibed
in Section Xl Population and Housing. California Government Code identifies the payment of school
fees as mitigation for all development projects.

d,e) Less than Significant Impact with Mitigation IncorporatienParks and Other FacilitiesThe Project
is a commercial project and would not result in the direct incremental need for additional park services
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or administrative services. (See also Sectiolh R¥&treation). Payment of impact fees will offset any
potential impacts to Citprovidedservices.

MITIGATION MEASURES

Existing Farmstead at Long Meadow Ranch (Farmsteadyd the

Farmstead at Long Meadow Ranch Lodging Project (Lodging Project)

PS1. The Projects shall be required to pay project impacts fees:

1 Evidence showingayment of school impact fees accordance with Government Code Section
65996,from the applicable school distriatill be provided prior to City issuance of any building
permits.

1 Evidence showing payment of park fees, Civic Improvement Fees and$afbtic Fees will be
provided to the City prior to issuance of any building permits.

Payment of the above fees6 y & dzNB G KI & GKS LINRP2SOGQa LRGSYOGAlFt )
and parks are mitigated to a level of less than significant

9 Otherstandard conditions of approval will apply, including provision of a fire flow analysis to ensure
adequat water pressure and flow ratesd that the project has a less than significant impact on fire
flows.

IMPACT SIGNIFICANCE AFTER MITIGATION

With implementation of the mitigation measure described above, impagiated to the provision of public
services would be reduced to a less than significant level.

SOURCES

City of St. Helena General Plan Update 2040; Adopted May 14, 2019.
City of St. Helena websitdattp://www.cityofsthelena.org/.

City of St. Helena Fee Schedule
City of St. Helena School District Fee Schedule

=A =4 =4 =4 =

City of St. Helena, Highway 29 Specific Plan, February 22, 2005
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LessThan
Potentially  Significant With LessThan
Significant Mitigation Significant No
Impact Incorporated Impact Impact
XM. RECREATION
Would the project:
a. Increase the use of existing neighborhood and
regional parks or otherecreational facilities such
that substantial physical deterioration of the
facility would occur or be accelerated?
Existing Farmstead at Long Meadow Ranch (Farmste |:| |:| X |:|
Farmstead at Long Meadow Ranch Lodging Project (Lod
Project) |:| D X |:|
b. Include recreational facilities or require the
construction or expansion of recreational
facilities, which might have an adverse physical
effect on the environment?
Existing Farmstead at Long Meadow Ranch (Farmste |:| |:| X |:|
Farmstead at Long Meadow Ranch Lodging Project (Lod |:| I:' X |:|

Project)

DISCUSSION

The Farmstea®estaurant poject site comprise2.5+ fully developedicres(restaurant, agricultural retail facilities)
and is zoned for service commercial use.

The 10+ acréarmstead at Long Meadow Ranch Lodging Project has a split zoning of service commercial (6+ acres)
and agricultural development (4+ acres). Of the 10 acres parcel, approximately 4+ acres are to be left in agriculture

Each of the proposed projects (Fastmad and the Lodging Project) are commercial or agricultural in nanade
are not expected to contribute significantly to themdand for recreational facilities.

REGULATORY SETTING

General Platpdate 2040

PR1.1 Retain the park standard from the 19€&neral Plan of 5.0 acres of parkland per 1,000 residents, while
striving for the nationally recommended standard of 10.5 acres per 1,000 residents.

PR1.5 Ensure adequate funding to acquire new park lands as they become available.

PRIE 5S@Stf 2L I O2YLINBKSYaArAgdS ySig2N] 2F o0A0e0tS I yR
bicycle and pedestrian connectivity throughout the city and the region.
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IMPACT ANALYSIS

Existing Farmstead at Long Meadow Ranch (Farmstead)

(ab) Less Than Significant Impacthe Farmstead, as a service commercial operation, emtihil no
construction or operational changes that would result in impacts to recreational facilities or increase
the need for additional services of facilities. Thenfiead project wouldtontinue to contribute tax
NE@SydzSa GKIG ¢Afft RR G2 GKS /AdGeQa 3ISYySNI ¢
development. There would no new employees addedhe butchers and bakers that would transition
to the new spaes are already employdaly Farmsteadcurrently working in the restaurant kitchen.
There are already farmers market employees who would continue to handle the retail Shtrgfore,
potential impacts to recreational resourchave been determined toeless than significant.

Farmstead at Long Meadow Ranch Lodging Project (Lodging Project)

(@) Less Than Significant Impadivhile the Lodging Project proposes inclusion ofsde recreational
facilities for its lodging guests)e Project will be requéd to participate in the payment of park-lieu
fees consistent with City policies. There will 88 new employees as described in Sectioi, XI
Population and HousingA small portion of these employees may relocate to St. Helena and, therefore,
add to the demand for recreational facilities. While this number is expected to be small, it represents
a cumulative contribution. The Project proposes to reduce any potentiphtts on recreational
facilitiesand potential impacts to recreational resourcé#wough thepayment ofthe standard park in
lieu fees, resulting in a less than significant project impact.

(b) Less Than Significant Impacthe Farmstead Lodgingomponent would provide both active and
passive recreation for its guests in the form of exercise rooms, yoga programs, swimming facilities,
bicycles, and walking paths throughout the propertihese facilities are primarily intended for lodging
guests, &hough, some may be available to the public. All potential project impacteerecreational
environment are therefore deemed to be less than significant.

MITIGATION MEASURES

RECL. The project shall beequired to pay project impact fees:
1 Evidence showing payment of park impact fees shall be provided prior to the issuance of building
permit.
SOURCES
1 City of St. Helena General Plan Update 2040; Adopted May 14, 2019.
1 City of St. Helena Fee Schedule
91 City of St. Helena, Highway 3®ecific Plan, February 22, 2005

FARMSTEAD AT LONG MEADOW RANCH PROJECTS - IS/MND Page 104

T d



FARMSTEAD AT LONG MEADOW RANCH PROJECTS
St. Helena, California

LessThan
Potentially  Significant With LessThan
Significant Mitigation Significant No
Impact Incorporated Impact Impact
XVII. TRANSPORTATION
Would the project:
a. Conflict with an applicablplan, ordinance or
policy establishing measures of effectiveness for
the performance of the circulation system, taking
into account all modes of transportation including
mass transit and nemotorized travel and relevan
components of the circulation syste including
but not limited to intersections, streets, highways
and freeways, pedestrian and bicycle paths, and
mass transit?
Total Project (Farmstead + Farmstead Lodgi |:| X |:| |:|
Farmstead at Long Meadow Ranch Lodging Project (Lodging Pri |:| X |:| |:|
b. Conflict with an applicable congestion
management program, including, but not limited
to level of service standards and travel demand
measuresor other standards established by the
county congestion management agency for
designated roads or highways?
Total Project (Farmstead + Farmstead Lodgi ] ] X ]
Farmstead at Long Meadow Rariatdging Project (Lodging Projec |:| |:| X |:|
c. Result in a change in air traffic patterns, including
either anincreasen traffic levels or a change in
location that results in substantial safety risks?
Total Project (Farmstead + Farmstead Lodgi |:| |:| |:| X
Farmstead at Long Meadow Ranch LaddProject (Lodging Project |:| |:| |:| X
d. Substantially increase hazards due to a design
feature (e.g., sharp curves or dangerous
intersection3 or incompatible uses (e.g., farm
equipment)?
Total Project (Farmstead + Farmstead Lodgi ] ] ] X
Farmstead at Long Meadow Ranch LaddProject (Lodging Project |:| |:| |:| X
e. Result innadequateemergency access?
Total Project (Farmstead + Farmstead Lodgi [] [] [] X
Farmstead at Lonhleadow Ranch Lodging Project (Lodging Proje |:| |:| X |:|

f. Conflict with adopted policies, plans, or program:
regardingpublic transit, bicycle, or pedestrian
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facilities, or otherwise decrease the performance
or safety of such facilities?

Total Project (Farmstead + Farmstead Lodgi |:| |:| X |:|
[l [ [l

Farmstead at Long Meadow Rarlatdging Project (Lodging Projec

DISCUSSION

¢CKS F2ftft26Ay3 &adzYYFINRTI Sa GKS tNR2SOGAQ AYLI Oire FYyR A
Transportation Group (CTG) in August 2018 and updatidwember2019. The updated study is included with this

Initial Study as Attachmentdhd is consistent with the traffic assumptions contained in the 2040 Update to the St.

Helena General PlanThe Traffic Study discusses in detail: the methodology utilized, existing signal conditions and
signal warrant criteria, intersections and locglerational characteristics of the supporting pedestrian, bicycle and

public transit facilities. These are summarized below following the project summaries

AO)¢

Farmstead at Long Meadow Ranch (Farmstead)

In addition to a 40 seat café,4D8-squarefoot butcher shop will be added to the farmers market and be open to

the public. Hours will be 10:00 AM to 6:00 PM. Existing farmers market butchers and staff will work in the new retail

facility. Local customers will either walk or drive to/from the site. Based/updi KS I LILX A Ol y i1 Qa NI dzS
person events per week with no restrictions on beginning or end times, for analysis purposes the City has requested

that traffic from this size event be assumed on the local roadway network during the Friday anga8d®iu peak

traffic hours. Access would be via 14 shuttle buses, although a few attendees would also be likely to drive. All shuttle

buses will access the restaurant/farmers market parking lot along Charter Oak Avenue. They are assumed to park

off site duing the event.

Farmstead at Long Meadow Ranch Lodging Project (Lodging Project

The proposed 6%init Farmstead at Long Meadow Ranch lodging facility would be located easéfaBid north

of Mills Lane in the southern section of the City oftBtlena(see Figures 1 & @ Regional and Local Area Maps,

Figure 3¢ Existing Intersection Geometrics & Control, and FiguceSdte Plan, all in attachment & the Traffic

Impact Repont Currently, the vast majority of the site is vacant with a smejetable garden by the Farmstead

restaurant. The only street bordering the site is Mills Lane, on the sdti site extends along Mills Lane from the

adjacent Gold parcel on the northwest side to just east of the La Fata Street intersection. Lodgegtiegtwould

be onsite and accessed via a driveway which would be the north leg of the Mills Lane/La Fata Street intersection,

while lodge employee parking would be in a new improved lot on the southwest corner of the Dowdell
Lane/McCormick Street integstion (see Figure 5 in attachment B). This lot is currently undeveloped and will also

0SS dzaSR o6& SvyLiz2esSa 2F G(KS SEA&ailGAY3 CENXYAGSIR NBaidl dzN
staff, with a maximum of 47 on site during any given dayoncall shuttle bus will be provided for all staff unable

G2 ¢l t]1 0SG6SSYy (KS ySg t20 IyR SAGKSNI 4KS tf2R3IS 2NJ N
adjacent to the lot.

Mills Lane is planned to be widened between La Fata StreeSR 29 as well as realigned to intersect SR 29 as the
fourth leg of the signalized Grayson Avenue intersection in conjunction with development of the Farmstead Lodge.
The existing Mills Lane crossing of the Wine Train track would be eliminated, ands¢-geade crossing provided.

The new Mills Lane arade crossing of the Napa Valley Wine Train track would be protected by gates and flashing
lights. Mills Lane will have two travel lanes stneet parking on both sides of the street adjacent to the odad

a Class | bicycle path and pedestrian walkway on the north side of the street from SR 29 to La Fata Street. The Mills
Lane approach to the SR 29/Grayson Avenue signal will have two lanes, one exclusively for right turns and one for
combined through/#ft turns.

The northwest end of the project site would extend to the adjacent Gold property which borders the Napa Valley
Wine Train rightof-way and be adjacent to the existing Farmstead at Long Meadow Ranch restaurant and farmers
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market. Access betweehe two parcels would be possible for electric carts, pedestrians and bicycles, but not autos.
Guests walking to/from downtown St. Helena would use this route through the restaurant property to access SR 29
at the Charter Oak intersection.

The proposed ldging facility will contain 65 rooms as well as spa facilities for guests only. The existing Farmstead
restaurant will be available for meals. There will be an expansion of existing cooking classes as well as gardening and
crafts demonstrations (now takinglace at the Farmstead restaurant to the north) in conjunction with the new
lodging units. However, classes will be during-peak restaurant and farmers market traffic hours (9:00 a.m. to 2

pm during the week and 1 pm on Saturdays).

As part of projectlevelopment a Class | paved path/pedestrian walkway will be provided on the north side of Mills
Lane between La Fata Street and SR 29. In addition, a paved pathway will be provided along the west side of La Fata
Street between Mills Lane and Dowdell Lahat will complete a paved walkway system between the employee
improved parking lot and the lodge entrance.

La Fata Street will be widened to 40 feet (curb to curb) just south of Mills Lane in conjunction with removal of the
boulders that now line both des of the street in this area. Finally, stop signs will be provided on the La Fata Street
Lodge driveway approaches to Mills Lane.

A Transportation Demand Management (TDM) coordinator will be provided in order to establish and maintain
ongoing programsa reduce vehicle trips by guests and employees. Such measures will include car and vanpooling
programs for employees, winery tours for guests with pickup/drop off at the lodge, etc.

LOCAL CONDITIONS

Main Street (State Routéd & 128)is the primary nortksouth travel route through the Napa Valley and the major
north-south route through the City of St. Helena. In this study it is referred to 29 9Rorth of St. Helena SR

extends to Calistoga and Lake County, while to the soetkténds to the cities of Napa and American Canyon. Main
Street is classified as a Regional Connector Street in the St. Helena General Plan Update 2030 Circulation Element.
In the project vicinity SR9 has recently been reconstructed and has single triareds in each direction and a
median continuous twavay left turn lane extending south for about three miles to the Mee Lane intersection. The
posted speed limit is 35 miles per hour and nesbreet parking is allowedhile just south of Charter Oak Auen

the speed limit is reduced to 25 miles per hour. Curb and gutter along withtoMour-foot-wide paved shoulder

are in place along both sides of the street. The SR 29/Grayson Avenue intersection was signalized about two years
ago. There is a crosswalk the west leg of the intersection (across Grayson Avenue), but hone across SR 29. The
signal is vehicle activated on the Grayson Avenue approach with SR 29 traffic receiving a continuous green light
unless traffic approaches on Grayson Avenue, or ddaftis made from northbound SR 29 to Grayson Avenue. The

SR 29 Specific Plan indicates that the SR 29/Dowdell Lane intersection will ultimately be signalized, while the SR
29/Pope StreeMitchell Street intersection has been signalized for more thaneaisy

Mills Laneis a 14 to 15foot-wide street extending easterly from @R for about 0.85 miles before ending. It
provides access to vineyards and intermittent residences. There are no curbs, gutters, sidewalks or paved shoulders,
but grass and gravehoulders are in place. Tweay traffic flow is possible by slemoving vehicles, but it requires

one or both drivers to partially pull off to the gravel and grass shoulders. Mills Lane is stop sign controlled on its
approach to SR9 and the posted spedinit is 25 miles per hour. Mills Lane also has about-B020wide atgrade

crossing of the Napa Valley Wine Train single track about 20 feet from the east edg@%f 3R crossing is

,,,,,,

LINPGSOGSR o6& ad2L)l aAdya yR awlAfNRIR / NrPaaiAydé ONRAaao

La Fé&a Streetis primarily a 4€foot-wide curbto-curb street extending southerly from Mills Lane to Dowdell Lane
and then further south to Vintage AvenuEhe La Fata Street centerlines are offset by about 40 feet at Dowdell Lane.
Along the 4&foot section cub and gutter are in place along both sides of the street andtoget parking is allowed.
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La Fata Street primarily serves wiredated warehousing and production facilities. It is stop sign controlled on both
approaches to Dowdell Lane, but not on itpegach to Mills Lane. La Fata Street has been narrowed to about 14 to
15 feet for the first 60 feet south of Mills Lane by dirt being placed in the street. Large rocks also line the narrowed
roadway and the north side of Mills Lane, potentially to precltrdek turns. There are no sidewalks or pathways
along La Fata Street between Mills Lane and Dowdell Lane.

Dowdell Lanégs a 46foot-wide curbto-curb street extending easterly from SR 29 to the east of La Fata Street, where

it continues through a lightndustrial area and then narrows to serve vineyards and residences. Dowdell Lane
between SR 29 and La Fata Street has curb, gutter and sidewalk along the south side of the streetteset on
parking is allowed, while curb, gutter, minimal sidewalk anestsaet parking is provided on the north side of the

street. The posted speed limit is 25 miles per hour. Dowdell Lane is wide enough to allow right and left turning
vehicles to separate on its stop sign controlled approach to SR 29. Dowdell Lane alsatgsde crossing of the

Napa Valley Wine Train single track about 20 feet from the east edge of SR 29. The crossing is protected by gates
and flashing lights.

Charter Oak Avenuis a twolane, 38foot-s A RS aGNBSG Slrad FyR gSaid 2F {w HPD ¢
are offset by about 90 feet, the west leg being to the north. Both Charter Oak Avenue approaches to SR 29 are stop

sign controlled. There is a crosswalk asr@R 29 between the offset intersections. The east leg of Charter Oak

Avenue also has an-gtade crossing of the Napa Valley Wine Train about 20 feet from the east edge of SR 29. It is
protected by gates and flashing lights.

The Napa Valley Wine Trdiss a singldrack line extending between St. Helena and the City of Napa. In the project

area it runs parallel to and about 20 feet to the east of the east curb of SR 29. Gates and flashing red lights are in

LIX I OS I G ( gSBde Nbskiighd Peséet, Doiwdell Lane and Charter Oak Avenue, but not at Mills
[FySd ¢KS aAaffta [FyS ONRaaAy3d Kra (2L aA3ya FyR awl Af N
are, at most, three round trips per day during the summer and fall. The $gzéed limit is 15 miles per hour.

Intersection Operation

Project traffic impacts have been evaluated during September harvest conditions at the request of St. Helena City
staff. Based upon more than four years of historical information from CaltrantSR@erformance Measurement
System) count surveys along SR 29 in the Napa Valley, September has the highest daily volumes of the year (during
harvest).

Traffic counts for SR 29 at Pope Strbbitchell signal, SR 29 at Grayson signal and Mills Lane are from 2018 and
were utilized in the St. Helena general plan update circulation analysis. In addition, February 2017 peak hour traffic
counts in the Komes affic study and May 2019 traffic counts by Crane Transportation Group were seasonally
adjusted to reflect September 2018 harvest conditions based upon historical traffic count data from Caltrans.
Resultant harvest 2018 Friday AM and PM peak hour and Satafternoon peak hour volumes are presented in
Figures 6, 7 and 8 in Attachment B.

The following chart presents a comparison of projected Harvest 2018vayopeak hour traffic flows on the roads
in close proximity to the project site.

Table XMl 2WAY PEAK HOUR VOLUMESARVEST 281

FRIDAY SATURDAY AFTERNOO
LOCATION AM PEAK HOUR PM PEAK HOUR PEAK HOUR
Mills Lane 25 20 11
(just east of SR9)
La Fata Street 31 36 13
(just north of Dowdell Lane)
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Dowdell Lane 172 172 66
(just east of SR9)

SR29 1,643 1,560 1,511
(just north of Mills Lane)

Source: Crane Transportation Grpap19.

As shown, tweway volumes along SR 29 are projected to be similar during the Friday AM and PM and Saturday
afternoon peak traffic hours (between abouif511 to 1,643 VPH). Volumes on Mills Lane are minimal during all peak
hours (13125 VPH), while those on La Fata Street are higher on weekda$ (8PH) compared to Saturday (13
VPH). Peak hour volumes on Dowdell Lane are also higher during the weekRHJ2Zompared to Saturday (66
VPH).

Pedestrian Activity

Sidewalks are provided along the following streets in the project area:

SR29 along both sides of street north of Charter Oak Avenue.

SR29 along the west side of the street, Charter @afenue to Grayson Avenue.

SR29 gravel pathway along west side of street from Grayson Avenue to Dowdell Lane.
Grayson Avenue along both sides of the street.

Charter Oak Avenue east of 3R both sides of the street.

Charter Oak Avenue west side of ZRsouth side of the street (sidewalk or paved path).

=A =4 =4 -4 A -4 -

Dowdell Lane, south side of the street from La Fata Street to McCormick Street.

There are no sidewalks along Mills Lane or alongdta Street between Mills Lane and Dowdell Lane. There are
crosswalks bSR29 at the following locations

1 Charter Oak Avenue between the two offset Charter Oak Tee intersections. This crossing also includes
LISRSAGNALFY |OGAGFGISR aAy LI @SYSyGé FtrakKAay3d fAIKGaA

The highest volume location for pestrian crossings of SR was at the Charter Oak Avenue crosswalk. Table
provides the total pedestrian crossings by hour at this location. Friday and Saturday pedestrian crossi2§sadf SR
Charter Oak Avenue were conducted in both 2016 (May and)Jame 2019 (September). As shown, the 2016
crossings were typically higher each hour than those in 2019.

Table XM-2 SR 29 PEDESTRIAN CROSSINGS AT CHARTER OAK AVENUE

HIGHEST HOURLY VOLUME

DAY & TIME 2016 2019
Friday AM Peak Period 31 20
(7:00-9:00 AM)

Friday PM Peak Period 58 45
(3:00-6:00 PM)

Saturday PM Peak Period 73 41
(1:00-6:00 PM)

Source: Crane Transportation Grp2f19.
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The California Manual of Uniform Traffic Control Devices 2014 (California MB&@8lpn 4, March 29, 2019) has
guidelines for the installation of pedestrian hybrid beacons on high and low speed roadways. These devices are also
NEFSNNBR (2 & |1 A3IK LyidSyarde ' OGAQIGSR / Nraamé ]l 2NI
where vehicle speeds are 35 mile per hour or less, which would be appropriate for SR 29 at Charter Oak Avenue.
The chart for installation with vehicular and pedestrian input values is presented in Appefdxr€ A3 in
Attachment B. With tweway hairly volumes on SR 29 of more than 1,350 vehicles per hour and a crosswalk length
of about 46 feet at Charter Oak Avenue, the chart indicates that a pedestrian hybrid beacon would be appropriate
with more than 20 pedestrian crossings an hour. The numbpedestrian crossings during 9 of the 10 survey hours
exceeded this number of pedestrians. It should be noted that activation of the HAWK beacon will provide a red light
to north and southbound traffic flow on SR 29. This will allow left turn movementsaceed from both Charter

Oak Avenue approaches.

Pedestrian crossings of 3Rin 2016 at Grayson Aveniills Lane intersections ranged from 5 to 14 people per
hour during the three peak traffic hours evaluated, while crossings at Dowdell Lane ranged fool0 people per
hour during the same hours.

Bicycle Activity

There are no Clasdicycle paths, signed and striped Cld$scycle lanes, or signed Clé$bike routes in the

project vicinity. There were more bicycle riders alon@$BtCharter Oak Avenue than at Dowdell Lane (2
10/peak hour). Bike ridership along Mills Lanef-ata Street and Dowdell Lane was minimal during all peak hours;
one or zero bike riders on any of these three streets.

Public Transit

The St. Helena Shuttle a& ondemand shuttle service available for a nominal fee. Service is generally available
Monday through Friday 7:00 am to 9:00 pm, Friday and Saturday 7:00 am to 11:00 pm, and Sunday (May through
November) 11:00 am to 9:00 piWINEGaA & | Yy GRANREMIY(G Ni2y ¢Rx A Kl NBSR NA RS aSNIA
response for persons with disabilities in the cities of Calistoga, St. Helena, Napa, American Canyon, the Town of
Yountville and the unincorporated areas of Napa CouMfNE Gds the ADA paratrans#ervice complementary to

the fixed route operators and runs at times corresponding to the fixed routes.

Vehicle Miles Traveled (VMT)

An analysis of VMT as an alternative to, or in addition to, level of service (LOS) analysis has been mandated by SB743.
SB743 changes the manner in which transportation impacts are measured in the review of plans and projects under
the CEQA. OPR has recommended that VMT replace LOS as the primary measure of transportation impacts to
facilitate the implementation of multimdal transportation plans (including road widening), in order to provide:

w Flexibility for impact fees to advance a variety of policy goals
w Greater certainty in the development process, ultimately allowing for more efficient development and
economic gowth.

Designed primarily to address traffic impacts in more populated areas, compliance with VMT goals is problematic in
semirural areas such as Napa County and St. Helena, where public transit is not as varied and available as in the
metropolitan areas. Additionally, in those cases where projects are more dynamic (such as hotels and wineries)
rather than more standard residential or office developments that have the benefit of significantly more historical
trip generation and vehiclérip length information is available, threshaldor VMT analysis have not yet been
developed.
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Neither the County nor the City of St. Helena has yet developed any guidelines or significance criteria for this type
of evaluation. The State OfficeBlanning & Research has not finalized the guidelines (the necessary first step that
was directed by the legislation that initiated this approach). Currently, evaluation of VMT within Transit Priority
Areas/TODs has been developed; however, criteria mwafbr successful VMT modeling and determination of
significant impacts in sernural areas are unavailable.

The Project includes (by design) many of the mitigation features and programs recommended by the Office of
Planning and Research to reduce VMMOoAg these are features which reduce the use of petroleum fuel powered

vehicles (which reduce CO2 emissions, a related objective of VMT). These compact growth measures capture the
travelling population and/or provide convenient access to alternative maddgavel while supporting the City of

{Gd I SEtSylIQa R2gy(26y® tK2aS tNRr2SOG ¥FSIddzNBa AyOf dzRS

Incorporatinga neighborhood electric vehicle network through the use of electric cars.
Provision of 4 EV charging stations.
Dedicated EV/clean fuel spaces.

Orienting the Project toward current and future transit, bicycle, and pedestrian facilities.

= =/ =4 =4 =

Improving access to pedestrian or bicycle networks, and transit service, by providing transit passes to
employees, showers, lockers, and secure, covered bicyclegador employees and managed by the
Transportation Coordinator (as will be detailed in the TDM).

1 Providing bicycle parking.
1 Limiting parking supply to basic needs.

1 Encouraging car sharing, bicycle sharing, and ride sharing programs through its resgyagiam per
the TDM

1 Applicant is leading Napa Valley Forward, an industry task force sponsoringyaawpilot program to
reduce commuter traffic in Napa Valley.

1 A network of pathways connecting the restaurant and lodging activities to ensure tfecfroperate as a
campus, allowing guests and staff to move back and forth by foot, bicycle or electric cart on thagaulti
internal paths.

1 A multipurpose bardike building on the northeast side of the property that will serve as the agricultural
leaming center. This mufpurpose building will provide lodging guests with indoor and outdoor areas for:

U Breakfast (for lodging guests only)

U A service kitchen which will prepare daily breakfast, assemble room service meals, provide prep for
cookingRSY2yaidNI GA2yas |yR adzZJLR2 NI GKS RIFAfe& OKSFTQa i
and dinner for up to 20 people per sitting (relocated from the general store); primary food service will
be provided by Farmstead restaurant

U A service bar for bevage service for lodging guests

U Meeting room(s) and classroom(s) on site to reduce offsite trips.

U Adjacent event lawn area.

U Farmto-table food and agriculture education programs for guests and limited numbers efjnests.

U Culinary skills, animal husbagdfarmhouse craft classes
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U Growingfor-the-table gardening and farming lessons.

[ 2R3IAY 3T 3FdzSaida Oly dziaAftATS CIFNYadsSIFR NBadGldNI yid F2N £ d:
abundant grocery goods.

A fitness center is located near tpeols and will include an indoor/outdoor workout area. Spa facilities (including
3 treatment rooms, sauna and whirlpool), and an adult and children outdoor pools will also be provided, all for
exclusive use by lodging guests.

Each guest room will have8v 6 A O2 Of Sa | aa4A3ySR IyR d02NBR |4 GKS NE2)
SyO2dzNy 3SR (G2 dzasS o0A0eOfSa G2 @GAraAirld R2eyili26y FyR f20!I¢
be located on the property. The bicycle barn bimtgwill also accommodate a housekeeping area serving the fitness

center and incidental lodging needs.

The Project will facilitate guest pickup/drop off at Bay Area airports allowing for multiple travelers per trip; supports
affordable housing by donatiof excess idieu housing fees thereby supporting housing opportunities for
employees and improving the jobs/housing fit of a community.

The above measures or design features will ensure that the Project has lower VMT than a lodging project located
further from downtown or away from St. Helena, a major destination.

Given the pas®y traffic capture estimate of 10% the ability of guests to walk or bicycle to nearby downtown St.
Helena and several wineries plus the focus on the alternative transportatiaftheliving focus of the design, the
Project could lower vehicles miles travelled by over 15% as compared to a project located in the outlying areas of St
Helena or Napa County where visitors must drive for all services.

FUTURE HORIZON (WITH®BRDJECT) ANALYSIS CONDITIONS

Traffic analysis has been conducted in this study for two future horizon years without project:

w The year after estimated project completigryear 2022
w Cumulative Conditiongyear 2040

Year 2022 peak hour trafficolumeshave been developed using both a specific list of known projects supplied by
the City of St. Helena Planning Department and a 1 percent per year growth rate along SR 29 to reflect regional
growth. Resultant cumulative (year 2022) harvest FridaygAtMPM peak hour and Saturday afternoon peak hour
Without Project volumes are presented in Figures 11, 12 and 13, respectively, in Attachment B.

Table 7 of Attachment B the Traffic Impact Reposhows that two of the intersections are currently exgeging
unacceptable operation.

HARVEST 2022 UNACCEPTABLE OPERATION

SR29/Pope StreetMitchell Street LOS F during all peak hour
SR 29/Charter Oak Avenue LOS E during the Friday AM peak hour

The SR 29/Charter Oak Avenue intersection would experiencgtatde levels of service (LOS C or D) on both
Charter Oak Avenue stop sign controlled intersection approaches during the Friday and Saturday PM peak traffic
hours. However, during the Friday AM peak hour, while the eastbound approach would be operating at
acceptable LOS C, the westbound approach would be operating at an unacceptable LOS E.

Table7 also shows that for harvest 2022 conditions three of the five analyzed intersections would be experiencing
acceptable operation during the harvest Friday &adurday peak traffic hours.
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HARVEST 2022 ACCEPTABLE OPERATION
(FRIDAY & SATURDAY PEAK TRAFFIC HOURS)

SR29/Mills Lane(Mills Lane stop sign controlled) LOSBorC
SR 29/Grayson Avenugignal) LOSCorD
SR 29/Dowdell LanéDowdell Lane 2ane stop sign LOS C

controlled approach)

Table 4 of Attachment Bf the Traffic Impact Repoghows that both the SR 29/Charter Oak Avenue and SR
29/Dowdell Lane intersections would have harvest 2022 Friday AM & PM peak hour and S&Mrgeak hour
volumes meeting rural signal Warrant #3 volume criteria levels.

Cumulative (year 2040)yeekday AM and PM peak hour and Saturday PM peak hour volumes for the SR 29/Pope
StreetMitchell Street, SR 29/Grayson Avenue and SR 29/Mills Lane idtérde2 y & 6SNB 20600GF Ay SR 7T
General Plan Update Circulation Element traffic analysis. In addition, cumulative projections were developed for the

SR 29/Charter Oak Avenue and SR 29/Dowdell Lane intersections as well as for Dowdell Lane, MilisLizelRata

Street based upon traffic from the list of cumulative projects considered in the General Plan Update Circulation
Element for the project area (see Table 6 in Attachment B).

Resultant cumulative (year 2040) harvest Friday AM and PM peak hoBadadiay afternoon peak hour Without

Project volumes are presented in Figures 14, 15 and 16, respectively, in Attachment B. It should be noted that
cumulative traffic projections from the 2040 General Plan Update analysis includedrdt Titel on the Brmstead

project site. Trip generation from this lodging facility (using standard Institute of Transportation Engineers Trip
DSYSNr A2y alydzZ fz mniK 9RAGAZ2Y GNALI NFXiGSav ¢l a NBY2@S|
t NB 2 S O ibé for e ghalysisi rbadways.

INTERSECTION LEVEL OF SERVICE

Table 8 in Attachment B shows that for cumulative (year 2040) conditions three of the five analyzed intersections
would be experiencing acceptable operation during both the Friday and Saturdiyrapéfac hours.

CUMULATIVE (YEAR 2040) ACCEPTABLE OPERATION
(FRIDAY & SATURDAY PEAK TRAFFIC HOURS)

SR 29/Mills LanéMills Lane stop sign controlled) LOSBorC
SR 29/Grayson Avenugignal) LOSCorD
SR 29/Dowdell LanéDowdell Lane #ane stop sign LOS C

controlled approach)
Table 8 also shows that there would be unacceptable operation at two intersections.
CUMULATIVE (YEAR 2040) UNACCEPTABLE OPERATION
SR 29/Pope StreeMitchell Street(signal): LOS F during all Friday & Saturday peak hours

SR 29/Charter Oak Aveny€harter Oak stop sign controlled approach): LOS F westbound approach Friday
AM peak hour, LOS E westbound approach Friday PM peak hour
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INTERSECTION SIGNAL WARRANT

Table 4 of Attachment B the Traffic Impact Reposhows that both the SR 29/Chart®ak Avenue and
SR 29/Dowdell Lane intersections would have 2040 harvest Friday AM and PM peak hour and Saturday
PM peak hour volumes meeting rural signal warrant #3 volume criteria levels.

IMPACT ANALYSIS

Significance Criteria

The significanc®NA G SNA | dziAf AT SR Ay GKA&a &ddzRe N8B o6l aSR 2y @K
documentation for roadway and intersection operations.

I E OGN ya aNHzNI £ & LISFE{ K2dzNJ @2 dzYS aA 3yl dnalysis dlaNgSRA9 KI & 0
in this study. Rural warrant criteria are used where speeds on the uncontrolled approaches are 40 mph or greater,

or where the local population is less than 10,000 people. Although the speeds on SR 29 at the analysis intersections

in this study are less than 40 mph, the St. Helena population is less than 10,000 people. Therefore, based upon
direction from the City, rural warrants were used for evaluation purposes.

¢KS /AGeQa OdzNNByd [ h{ adil yRIMWRStket (SR 20{285andlLOMNC eisawhefd. f A T SF
At unsignalized intersections along Main street, the LOS standard for the side street stop sign controlled approach

Aa [h{ 50 .FASR 2y [ AGeE 2F {Gd | St Syl erédgignificadifdny a G yRI
of the following conditions occur.

(W) If operating conditions at a signalized intersection on Main Street (SR 29/128) deteriorate from LOS D
without the project to LOS E or F with the project and an increase in delay of five secardater.

() If operating conditions at a signalized intersection on Main Street (SR 29/128) operating at LOS E
without the project deteriorate to LOS F with the project.

() If the average intersection delays at a signalized intersection on Btaget (SR 29/128) operating at
LOS E or F without the project increases by more than five seconds with the project.

() If operating conditions at an unsignalized intersection on Main Street (SR 29/128) operating at LOS D
or better without the project degade to LOS E or F with the project and the volumes would qualify for
signalization under the Caltrans peak hour volume warrants for signalization. If operating conditions at
an unsignalized intersection not on Main Street operating at LOS C or betterutvithe project
degrade to LOS D, E or F with the project and the volumes would qualify for signalization under the
Caltrans peak hour volume warrants for signalization.

() If average delay at an unsignalized intersection on Main Street (SR 29/128) opexati®S E or F
without the project increases by five or more seconds with the project and the volumes qualify for
signalization under the Caltrans peak hour volume warrants for signalization. If average delay at an
unsignalized intersection not on Mainr&t operating at LOS D, E or F without the project increases
by five or more seconds with the project and the volumes qualify for signalization under the Caltrans
peak hour volume warrants for signalization.

(%) If traffic volumes at an unsignalized intecsion meet the peak hour signal warrant thresholds, then a
significant impact is considered if total volumes passing through the intersection increase by 1 percent
or greater with the project.
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For vehicle queuing, if the lane storage length sufficieattcommodates the 95th percentile vehicle
gueue length without the project and the vehicle queue length would increase to exceed the available
storage with the project. If the 95th percentile queue length exceeds the available storage length
without the project and the turning movement volume would increase by 3 percent or more with the
project and increase the total intersection volume by 1 percent.

If, in the opinion of the registered traffic engineer conducting this study, the addition of projédfit tra
pedestrians or bicycle riders would result in a significant safety impact.

Farmstead at Long Meadow Ranch Lodging Project (Lodging Project)

The proposed 6%Init Farmstead at Long Meadow Ranch lodging facility would be located easéfaBid north

of Mills Lane in the southern section of the City of St. Helena. Currently, the vast majority of the site is vacant with
a small vegetable gardéwy the Farmstead restaurant. The only street bordering the site is Millstbahe south.

The site extends along Mills Lane from the adjacent Gold property to just east of Hetd &treet intersection.
Guest parking would be esite and accessed vadriveway which would be the north leg of the Mills Lane/La Fata
Street intersection, while employee parking would be in a new improved parking lot on the southwest corner of the
Dowdell Lane/McCormick Street intersection (see Figuoé Attachment B). fis lot is currently undeveloped and

will also be used by employees of the existing Farmstead restaurant and general store.

(@)

Less Than Significant Impaeith Mitigation.

Lodging Project Trip Generation

Project lodging trip generation has bedaveloped assuming 100 percent occupancy using the traffic
SYaAySSNAYy3I LINRPFSaaAzyQa adlyRINR &az2dz2NOS 2F G NRL
the Institute of Transportation Engineers, 2017.

Table 9 of Attachment B shows that on a hatveésday the proposed 66nit lodging facility at 100

percent occupancy would be expected to generate 544 dailywag trips (272 in and 272 out), with

19 inbound and 13 outbound trips during the AM commute peak traffic hour and 20 inbound and 20
outboundtrips during the PM commute peak traffic hour. For a harvest Saturday, lodging peak hour
GNALI NI GSa FINB 2yfte @rAftlFroftS FT2NJ GKS FIFOAfAGe&Qa
roadway system peak traffic hour. On a Saturday midafternbenpeak traffic hour on SR 29 is 2:00

oYnn ¢6KSy tSada GNIFFAO | OGAdAle s2df R 0SS SELISOGSH
peak traffic hour would likely be in the early evening as some guests are leaving for dinner while others
areaNA Ay I FNRY | RI&Qa G2d2NAaAd T OGAGAGASaAad LG o1t a
Saturday afternoon during the time of peak traffic volumes on SR 29-800) would be about 65

percent of the trip generation during the lodgingfack G @ Qa o6dzaASad GNI FFAO K2 dzNJ
in 17 inbound and 14 outbound trips during the SR 29 peak traffic hour on Saturday afternoon. This
projection is supported by hourly hotel parking demand data from both the Institute of Transportation

Engineers and the Urban Land Institute, which show low parking accumulation at hotels during the

middle of the afternoon. In addition, hourly hotel trip generation data from the 10th Edition Trip
Generation Manual also support the 65 percent of maximum geémeration occurring during the

middle of a Saturday afternoon.

Lodge employee trip generation by shift was developed by the project applicant for each hour of the
day and is presented in Appendix D of Attachment B, while a summary presentation is\edritai

Table 10 of Attachment B. Based upon this data, projected lodge employee versus guest trip generation
was determined for each of the three peak analysis hours on Friday and Saturday and is presented in
Table 11.
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Itis likely that a small proportioof traffic during the Friday and Saturday PM peak traffic hours would

be traveling along SR 29 with or without the project being in operation. After consultation with City
staff, 90 percent of project traffic was projected to be newly added to SR 291Wipercent captured

from the ambient traffic flow on the state highway. This passby capture would result in 100 percent of
guest traffic being newly added to Mills Lane, La Fata Street and Dowdell Lane, while only 90 percent
would be newly added to SR 29.

Lodging Project Trip Distribution

Based upon discussion with City of St. Helena staff, project guest traffic was distributed to SR 29 as
shown in Table 12 in Attachment B for the Friday and Saturday peak traffic hours. Overaipa 50
north-south distribution pattern on SR 29 was projetter all in and outbound guest traffic, with an
exception during the Friday PM peak hour when 60 percent of the inbound traffic was projected to
come from the south. The same-50 distribution was also considered acceptable for employee traffic
during al peak time periods. Appendix E Figured #o A7 in Attachment B present lodge guest and
employee trip distribution during the Friday AM and PM and Saturday PM peak traffic hours,
respectively.

Reassignment of Farmstead Restaurant/General Store Empliogdc to the New Dowdell Parking

Lot In addition to the 68unit lodging facility, the proposed project would also result in the transfer of
CFrNXY&GSIFR NBadGldzNI yikFTFNYSNRa YINJ]SG SyLiX2eSS (NI
29 to the newimproved parking lot at the Dowdell/McCormick intersection. Table 13 in Attachment B

presents the amount of restaurant/farmers market employee traffic that would be transferred to the

new parking lot.

Mills Lane Widening & Realignment to t8B29/Grayson Avenue Signalized Intersectibime widening

and realignment of Mills Lane to connect to SR 29 at the signalized Grayson Avenue intersection by
itself will produce a change in traffic patterns east of SR 29. Some traffic now using Doweet Lan
access SR 29 will shift to Mills Lane due to the easier signalized access provided to the state highway
and Grayson Avenue. Figure 5 in Attachment B presents the intersection approach lanes and control
after proposed improvements.

La Fata Street Impvements Large boulders along both sides of La Fata Street near Mills Lane will be
removed and the street section widened to 40 feet, curb to curb. A paved walkway will be provided
on the west side La Fata between Dowdell Lane and Mills Lane, completipgved walkway system
between the lodge and the improved parking lot at the Dowdell Lane/McCormick Street intersection.

Existing + Lodging Intersection level of Service Impacts

Table 3 in Attachment B shows that acceptable operation waelsllt at the following two
intersections along SR 29 with the addition of lodge traffic during Friday AM and PM and Saturday
afternoon peak hour conditions.

SR 29/Dowdell Lane (Dowdell Lan@a2e stop sign controlled approach) LOS C
SR 29/Grayson AveriMills Lane (signal) LOSCorD

Table 3 also shows that thBR 29/Charter Oak Avenumetersection would maintain acceptable
operation during the Friday and Saturday PM peak hour analysis time periods with the addition of lodge
traffic (LOS C or D), wéitluring the Friday AM peak hour operation of the westbound approach would
remain an unacceptable LOS E. However, there would only bese@o8d increase in delay on the
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westbound approach during this time period, which would be less than#ecbnd mimum change
significance criteria limit. In addition, Table 3 shows that the SR 29/Pope -Stitebell Street
intersection, which would already be experiencing unacceptable LOS F operation during the Friday and
Saturday peak hours would have the delagréased by lodge traffic. However, the increases during
each peak hour would be less than 3 seconds, which would also be less thaisebersl minimum
change significance criteria limitBherefore, the impact is considered less than significant.

SignalWarrant Impacts Table 4 in Attachment B shows that while tB® 29/Charter Oak Avenue
intersection volumes would already be exceeding rural signal warrant #3 volume criteria levels during
the Friday AM peak hour and Saturday PM peak hour, the addition of project traffic would not increase
volumes passing through the intersection by 1 patcer greater during either time period, which is
GKS /Ad0eQa AAIYATFAOFIYOS ONRUGSNRAIF fAYAOlGD !'fazsz
would not increase traffic to meet rural warrant #3 volume criteria during this time period.

iKS

At the SR 29/Dowdell Lane intersection volumes would already be exceeding rural signal warrant #3
volume criteria levels during the Friday AM and PM peak hours. However, project traffic would not
increase volumes passing through the intersection by 1 peroegteater during either time period.

Also, the addition of project traffic to Saturday PM peak hour volumes would not increase traffic to
meet rural warrant #3 volume criteria during this time peridtierefore, the impact is considered less
than signifiant.

Impacts to Mills Lane, La Fata Street and Dowdell .L'Hme net change in traffic due to the -6fit

lodging facility, relocation of Farmstead restaurant/farmers market employee parking and change in
traffic patterns east of SB9 due to the realignmnt of an improved Mills Lane to the & Grayson

Avenue signal would increase existing volumes on Mills Lane, La Fata Street and Dowdell Lane by the
following amounts.

Table XW-3 YEAR 2@IHARVEST VOLUMES WITH & W/O THE LODGING PROJECT

MILLS LANE LA FATA STREET]| DOWDELL LANE
2-WAY VOLUMES] 2-WAY VOLUMES 2-WAY VOLUMES
TIME PERIOD w/O WITH wW/O WITH wW/O WITH
PROJEC| PROJEC] PROJEC, PROJEC] PROJEC| PROJEC
Friday AM Peak Hour 25 71 31 46 172 163
Friday PM Peak Hour 20 77 36 63 172 161
Saturday Afternoon Pe 11 33 13 26 66 68
Hour a|
Source: Crane Transportation GrpAp19

The 4G6foot-wide curbto-curb sections of Mills Lane, La Fata Street and Dowdell Lane could easily

accommodate the expected volume increases due to the lodging pr@edt improvement
realignment of Mills Lant the SR 29/Grayson Avenue signal

Year 202 + Lodging Project Vehicle Impacts

Volumes Year 202 + Lodging Project Friday AM and PM and Saturday afternoon peak hour harvest

volumes are presented in Figures 23, 24 and 25, respectively, in Attachment B.
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Intersection Level of Service ImpacfBabler of Attachment B shows that acceptable operation \dou

remain at the following two intersections along 3Rwith the addition of lodging project traffic during
the Friday AM and PM and Saturday afternoon peak hour conditions.

SR 29/Dowdell Lane (Dowdell Lankae stop sign controlled approach)

SR29/Grayson Avenudills Lane (signal)

LOSC
LOD

Table7 also shows that the SE/Charter Oak Avenue intersection would maintain acceptable

operation during the Friday and Saturday PM peak hours with the addition of lodge traffic (LOS D),

while duringthe Friday AM peak hour operation of the westbound approach would remain an
unacceptable LOB. However, there would only be a Zécond increase in delay on the westbound

LILINE | OK
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LIS NR &dtand mifainddhange2 dzf R

significance criteria limit. In addition, Tal3eshows that the SR9/Pope StreeMitchell Street
intersection, which would already be experiencing unacceptableA . iferation during the Friday and
Saturday peak hours would have delay increblsg lodge traffic. However, the increases during each
peak hour would be 3 seconds or less, which would also be less thanséeoBd minimum change
significance criteria limitsTherefore, the impact is considered less than significant.

Signal Warrantimpacts Table4 in Attachment B shows that at the 3®Charter Oak Avenue

intersection, volumes would be exceeding rural peak hour signal warrant volume criteria levels with or

without lodge traffic during the Friday AM and PM peak hours and the SatlPdaypeak hour.
| 26 SOSNE @2f dzyS Ay ONBI asSa
limit of 1 percent during all peak hours.
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At the SR9/Dowdell Lane intersection, volumes would be exceeding rural peak hour signahtvarra

volume criteria levels with or without lodge traffic during the Friday AM and PM peak hours and the
{ I GdzNRI &
minimum significance criteria limit of 1 percent durinfj peak hours.Therefore, the impact is
considered less than significant.
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Impacts to Mills Lane, La Fata Street and Dowdell .L'Bme net change in traffic due to the -6fit

lodging facility, relocation of Farmstead restaurant/farmers maskeiployee parking and change in
traffic patterns east of SB9 due to the realignment of an improved Mills Lane to theS#&rayson

Avenue signal would increase 2022 Without Project volumes on Mills Lane, La Fata Street and Dowdell

Lane by the following aounts.

Table XM-4 YEAR 2@2HARVEST VOLUMES WITH & W/O THE LODGING PROJECT

LA FATA STREET

MILLS LANE @ 3R @ DOWDELLANE DOWDELL LANE @ SR
2-WAY VOLUMES 2-WAY VOLUMES 2-WAY VOLUMES
WITH WITH WITH
TIME PERIOD W/O LODGING W/O LODGING W/O LODGING
PROJECT| PROJECT] PROJECT| PROJECT] PROJECT PROJECT
Friday AM Peak Hour 26 77 43 62 235 223
Friday PM Peak Hour 29 91 53 84 227 208
Saturday Afternoon Peak Hour 11 41 30 53 137 131

Source: Crane Transportation Grp@p19
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The40-foot-wide curbto-curb sections of Mills Lane, La Fata Street and Dowdell Lane could
easily accommodate the expected volume increases due to the lodge and improvement/
realignment of Mills Lane to the 2R/Grayson Avenue signal.

Year 2@0+ Lodging Project Vehicle Impacts

Volumes Cumulative (year 2040) + Lodge Friday AM and PM and Saturday afternoon peak hour
volumes are presented in Figur28, 30 and 31, respectively in Attachment B.

Intersection Level of Service Impaciable8 in Attachment B shows that acceptable operation would
remain at the following intersection along 3R with the addition of lodge traffic during the Friday AM
and PM and Saturday afternoon peak hour conditions.

SR 29/Dowdell Lane (Dowdell Lan@a2e stopsign LOS C
controlled approach)

Table8 also shows that at the SF/Pope StreeMitchell Street intersection signalized operation

would remain an unacceptable L&Svith or without lodge traffic during the Friday AM and PM peak
hours and the Saturday Ppeak hour. However, the increases in delay due to lodge traffic would be

less than 5 seconds during each peak hour (3.2 seconds Friday AM, 2.9 seconds Friday PM and 3.0
seconds Saturday PM).

At the SR9/Charter Oak Avenue intersection operation of thepssign controlled westbound Charter

Oak Avenue approach would remain an unacceptableA.@&h or without lodge traffic during the

Friday AM peak hour and an unacceptable EO&uring the Friday PM peak hour. However, the
increases in delay due to lodgaffic would be less than 5 seconds during either peak hour (3.7 seconds
Friday AM & 0.3 seconds Friday PM). Operation would remain acceptable during the Saturday PM peak
hour with the addition of lodge traffic.

At the SR9/Grayson Avenudills Lane sigalized intersection operation would be an unacceptable
LOS E during the Friday AM peak hour with a fourth intersection leg. Friday AM peak hour operation
would change from an acceptable LDS0 an unacceptable LE&S(with a 23.7 second increase in
delay) With the implementation of the recommended mitigation(s) the impact would be reduced to
less than significant.

Signal Warrant ImpactsTable4 shows that at the SPO/Charter Oak Avenue intersection, volumes
would be exceeding rural peak hasignal warrant volume criteria levels with or without total project
traffic during the Friday AM and PM peak hours and the Saturday PM peak hour. However, volume
increases would be less than 1 percent during all three peak hours.

At the SR9/Dowdell Lanéntersection, volumes would be exceeding rural peak hour signal warrant
volume criteria levels with or without total project traffic during the Friday AM and PM peak hours and
the Saturday PM peak hour. However, volume increases would be less than htpkrdag all three
peak hoursTherefore the impact isconsideredess than significant.

Impacts to Mills Lane, La Fata Street and Dowdell LBm&.net change in traffic due to the -6/t

lodging facility, relocation of Farmsteadstaurant/farmers market employee parking and change in
traffic patterns east of SB9 due to the realignment of an improved Mills Lane to the2S#&rayson
Avenue signal would increase year 2040 Without Project volumes on Mills Lane, La Fata Street and
Dowdell Lane by the following amounts.
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Table XVI6 YEAR 240 (CUMULATIVE) HARVEST VOLUMES WITH &MECDDGINGROJECT

LA FATA STREET
MILLS LANE @ 3R @ DOWDELL LANE] DOWDELL LANE @ SR

2-WAY VOLUMES 2-WAY VOLUMES 2-WAY VOLUMES
TIMEPERIOD W/O WITH W/O WITH W/O WITH
PROJEC] LODGING@ PROJECT LODGING] PROJECT LODGING
Friday AM Peak Hour 26 80 43 69 235 216
Friday PM Peak Hour 29 100 53 96 227 202
Saturday Afternoon Peak H0|I 12 a7 30 58 137 126

Source: Cran€ransportation Group2019

The 40foot-wide curbto-curb sections of Mills Lane, La Fata Street and Dowdell Lane could easily
accommodate the expected volume increases due to the lodge, and improvement/ realignment of Mills
Lane to the SR9/Grayson Avenei signalTherefore thisimpact isconsideredess than significant.

(b) Less Than Significant Impadtlapa County has not adopted a Congestion Management plan. As such,
the Proposed Project would not exceed, either individuallgwonmulatively, a level of service standard
established by the County Congestion Management Agency for designated roads or highways.
Therefore the Project will have a less than significant impact on local applicable congestion
management plans.

(c,d) No Impact. The Project has no components that would result in a change in air traffic patterns as it is
located more than 2 miles from an airport, therefore the Project will have no impact.

(e) Less Than Significant ImpaciThe Traffic Impact Study incled in Attachment B indicates that the
Project would not result in increases in average delay at intersections surrounding the site and would
facilitate access to streets on the east side of28Rlue to the connection of Mills Lane to the
SR29/Grayson &enue signal, so emergency response times would generally not be increased. There
are no other changes contemplated as part of the Project that would affect emergency access. The Fire
Marshall has reviewed the preliminary site plan and shall review apdoap the final site plan (See
Section XV)Therefore, the Project would have a less than significant impact on emergency access.

() LessThansSignificant with Mitigation Incorporated. Existing and planned transit, bicycle and

pedestrianfacilities in the study area are expected to provide appropriate access to the Project site.
This impact is considered less than significant with incorporated mitigation measures.

Total Project w/Existing Farmstead at Long Meadow Ranch (Farmstead)

TheF I NY¥SND& YI N)] SiG 0 dzA f RsyjuArdfoos dohvertedirBo aditdhir ghBpSaRd be @penrton y
0KS Llzoft AO0O® | 2dzNA gAff 0SS mnYnn !a (2 cYnn tad® 9EAAGAY:
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facility. Local customers wilither walk or drive to/from the site. Farmstead is also adding storage space to two
buildings. Three retail customers are projected to be driving daily during peak weekday and weekend hours.

.FaSR dzZll2y GKS | LILX A QOOydisOreveNts pprdadek vith Ficerésirialinink ain BegifnhglzXJ

end times, for analysis purposes the City has requested that traffic from this size event be assumed on the local
roadway network during the Friday and Saturday PM peak traffic hours. Thigagplequires guests attending

these events to rent vans or buses to reach the site. For the analysis, it was assumed that 14 vans or buses are used
along with five private automobiles. All shuttle buses will access the restaurant/farmers market gatlateng

Charter Oak Avenue. They are assumed to park off site during the event.

City Parking Code requires the facility to have 59 spaces. Currently, there are 59 spaces. Primary guest/visitor
automobile access to the campus, including Farmsteaddedthd y > ISYSNI f ad2NBZ yR FI N¥Y
to be from Charter Oak Avenue. Pedestrian entry will be from the Lodging as well as public sidewalks, including
designated crosswalks at Charter Oak Avenue and Main Street. Multiple points of bioyess will be from Charter

Oak Avenue, Main Street, and Mills Lane (via the Lodging).

(a) LessThanSignificantimpact with Mitigation.

Existing + Total Project Vehicle Impacts

Volumes Resultant Existing + Total Project Friday AM and PMSatgrday afternoon peak hour harvest
volumes are presented in Figur2, 21 and 22, respectively, in Attachment B.

Intersection Level of Service Impactable 3 in Attachment B shows that acceptable operation would remain
at the following two intersectins along SR 29 with the addition of total project traffic during Friday AM and PM
and Saturday afternoon peak hour conditions.

SR 29/Dowdell Lane (Dowdell Lankae stop sign LOS C
controlled approach)

SR 29/Grayson AveriMills Lane (signal) LOSCorD

Table 3 also shows that the SR 29/Charter Oak Avenue intersection would maintain acceptable operation during
the Friday and Saturday PM peak hour analysis time periods with the addition of total project traffic (LOS C or
D), while during the Friday Apkak hour operation of the westbound approach would remain an unacceptable
LOS E. However, there would only be as28ond increase in delay on the westbound approach during this
time period, which would be less than thesBcond minimum change significncriteria limit. In addition,

Table 3 shows that the SR 29/Pope Stféldthell Street intersection, which would already be experiencing
unacceptable LOS F operation during the Friday and Saturday peak hours would have delay increased by total
project traffic. However, the increases during each peak hour would be less than 4.3 seconds, which would also
be less than the Second minimum change significance criteria limisr these reasons, the impact is
considered less than significant.

SignaMarrant Impacts Table4 in Attachment B shows that at the 3®Charter Oak Avenue intersection the

addition of project traffic would increase Friday PM peak hour volumes to exceed rural signal wa&rieime

criteria levels, while during the SaturdB peak hour project traffic would increase total volumes entering the
AYGSNASOGAZ2Y o0& H®do LISNOSYyd RdAzNAYy3I | LISNAZ2ZR gKSy a¢2
warrant criteria. This would be a significant impact. During the AM peak hodr¥a§ LISNA 2R gKSy a2 .
t NB2SOGé GNFFFAO 62dzZ R I#3 viblile Briteriadh® ad8ittoOd [Bdfest faffic watiNg £ & | 1
increase volumes by less than 1 percent, and not produce a significant impact.
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At the SR29/Dowdell Lane interseatn the addition of project traffic would only produce a significant impact

during the Friday PM peak hour, when volumes passing through the intersection would increase by 1.6 percent
RdzZNAY 3 | LISNA2R 6KSYy G2 A0K2dzi t NRuBabwaiiaht vafithé anere.d ¢ 2 dzf F
5dzZNAy 3 GKS !a LISF] K2dz2NE | GAYS LISNA2R ¢KSy a2 AdK?2d:
warrant#3 volume criteria the addition of project traffic would increase volumes by less than 1 percent, and

not producea significant impact. Finally, during the Saturday PM peak hour project traffic would not increase
volumes to meet rural warrar#t3 volume criteria levels. It should be noted that levels of service at the Dowdell

Lane intersection will remain acceptabless though rural signal warrant criteria are met during the Friday peak

hours.

Impacts to Mills Lane, La Fata Street and Dowdell Lafige net change in traffic due to the total project would
increase existing volumes on Mills Lane, La Fata Street anddlld_ane by the following amounts

Table XVH6 YEAR 2BHARVEST VOLUMES WITH & W/O THE TOTAL PROJECT

MILLS LANE LA FATA STREET DOWDELL LANE
@ SR 29 @ DOWDELL LANE @ SR 29
2-WAY VOLUMES 2-WAY VOLUMES 2-WAY VOLUMES
WITH WITH WITH

W/O TOTAL W/O TOTAL W/O TOTAL
TIME PERIOD PROJEC| PROJECT PROJECT PROJECT} PROJECT PROJEC]
Friday AM Peak Hour 25 71 31 46 172 163
Friday PM Peak Hour 20 77 36 63 172 161
Saturday Afternoon Peak 11 33 13 26 66 68
Hour

Source: Crane Transportation Grpap19

The 406foot-wide curbto-curb sections of Mills Lane, La Fata Street and Dowdell Lane could easily
accommodate the expected volume increases due to the total project.

Year 202 + Total Project Vehicle Impacts

Volumes Year 202 + Total Project Friday AM and PM and Saturday afternoon peak hour volumes are presented
in Figure®6, 27 and 28, respectively in Attachment B.

Intersection Level of Service Impactable 7 in Attachment B shows that acceptable operation would remain
at the following two intersections along SR 29 with the addition of lodge traffic during the Friday AM and PM
and Saturday afternoon peak hour conditions with the addition of project traffic.

SR 29/Dowdell LanéDowdell Lane 2ane stop sign LOS C
controlled approach)

SR 29/Grayson Avenulills Lane(signal) LOSD

Table 7 also shows that the SR 29/Charter Oak Avenue intersection would maintain acceptable operation during
the Saturday PM peak hour with the addition of total project traffic (LOS/Bi)e during the Friday AM peak

hour operation of the westbound approach would remain an unacceptable LOS E. However, there would only
be a 2.6second increase in delay on the westbound approach during this time period, which would be less than

the 5secand minimum change significance criteria limit. During the Friday PM peak hour operations of the
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westbound approach would change from an acceptable LOS D to an unacceptable LOS E. However, the delay
increase would only be 3.3 seconds. For these reasorssintipiact is considered less than significant.

Signal Warrant Impactdable4 in Attachment B shows that at the 3®Charter Oak Avenue intersection,
volumes would be exceeding rural peak hour signal warrant volume criteria levels with or wibkeduiroject

traffic during the Friday AM and PM peak hours and the Saturday PM peak hour. While the volume increase
would be less than 1 percent during the AM peak hour, the increases during the Friday PM peak hour and
Saturday PM peak hour would be gteathan 1 percent and would therefore be a significant impact (2.3%
during the Friday PM peak hour and 2.2% during the Saturday PM peak hour). With the implementation of the
recommended mitigation(s) the impact would be reduced to less than significant.

At the SRR9/Dowdell Lane intersection, volumes would be exceeding rural peak hour signal warrant volume
criteria levels with or without total project traffic during the Friday AM and PM peak hours and the Saturday PM
peak hour. While the volume increaseuld be less than 1 percent during the AM peak hour, the increases
during the Friday PM peak hour and Saturday PM peak hour would be greater than 1 percent and would
therefore be a significant impact (1.1% both hours). With the implementation of thenmemmded
mitigation(s) the impact would be reduced to less than significant.

Impacts to Mills Lane, La Fata Street and Dowdell.L&he net change in traffic due to the total project would
increase 202 with or without total project volumes on Mills Lanka Fata Street and Dowdell Lane by the
following amounts

Table XMI-7 YEAR 202HARVEST VOLUMES WITH & W/O THE TOTAL PROJECT

LA FATA STREE]
MILLS LANE @ 3R @ MILLS LANE | DOWDELL LANE @ SH
2-WAY VOLUMES] 2-WAY VOLUMES 2-WAY VOLUMES

TIMEPERIOD wW/O WITH W/O WITH W/O WITH

PROJEC| PROJECT PROJEC| PROJEC] PROJECT PROJECT
Friday AM Peak Hour 26 77 43 62 235 223
Friday PM Peak Hour 29 91 53 84 227 208
Saturday Afternoon 11 41 30 53 137 131
Peak Hour

Source: Cran€ransportation Group2019

The 46foot-wide curbto-curb sections of Mills Lane, La Fata Street and Dowdell Lane could easily accommodate
the expected volume increases due to the project. Therefibrisimpactis consideredess than significant.

Year D40+ Total Projeciehicle Impacts

Volumes Cumulative (year 2040) + Total Project Friday AM and PM and Saturday afternoon peak hour
volumes are presented iRigures32, 33and 34, respectively, in Attachment B.

Intersection Level of Service Impact®ble8 in Attachment B shows that acceptablparyation would remain
at the following intersection along SR with the addition of total project traffic during the Friday AM and PM
and Saturday afternoon peak hour conditions.

SR 29/Dowdell LanéDowdell Lane #ane stop sign LOS C
controlled approach)
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Table8 also shows that at the SR/Pope StreeMitchell Street intersection signalized operation would remain

an unacceptable LaSwith or without lodge traffic during the Friday AM and PM plealirs and the Saturday

PM peak hour. However, the increases in delay due to lodge traffic would be less than 5 seconds during each
peak hour (3.2 seconds Friday AM, 4.4 seconds Friday PM and 4.8 seconds Saturday PM).

At SR29/Charter Oak Avenue operatiarf the stop sign controlled westbound Charter Oak Avenue approach would
remain an unacceptable L®&Swith or without lodge traffic during the Friday AM peak hour and an unacceptable
LOSE during the Friday PM peak hour. However, the increases in delatodadge traffic would be less than 5
seconds during either peak hour (3.7 seconds Friday AM & 4.6 seconds Friday PM). Operation would remain
acceptable during the Saturday PM peak hour with the addition of lodge traffic.

At the SR9/Grayson Avenudlills Lane signalized intersection operation would be an unacceptable LOS E during
the Friday AM peak hour. Friday AM peak hour operation with a fourth intersection leg would change from an
acceptable LOB to an unacceptable L&S(with a 23.7 second increasedelay). This change would all be due to
lodge traffic. With implementation of the recommended mitigation(#)is impact would be reduced to less than
significant.

Signal Warrant Impact3able4 in Attachment B shows that at the 3®Charter Oak Avenue intersection, volumes
would be exceeding rural peak hour signal warrant volume criteria levels with or without total project traffic during
the Friday AM and PM peak hours and the Satuilglypeak hour. While the volume increase would be less than 1
percent during the AM peak hour, the increases during the Friday PM peak hour and Saturday PM peak hour would
be greater than 1 percent and would therefore be a significant impact (2.2% duengritiay PM peak hour and

2.1% during the Saturday PM peak hou¥)ith implementation of the recommended mitigation(s), this impact
would be reduced to less than significant.

At the SRR9/Dowdell Lane intersection, volumes would be exceeding rural peakdignal warrant volume criteria
levels with or without total project traffic during the Friday AM and PM peak hours and the Saturday PM peak hour.
The volume increase would be less than 1 percent during the all three peak hours.

Impacts to Mills Land,a Fata Street and Dowdell LanEhe net change in traffic due to the total project would
increase 2@0with and without Total Project volumes on Mills Lane, La Fata Street and Dowdell Lane by the following
amounts

Table XVHB YEAR 240 (CUMULATIVE) HARVEST VOLUMES
WITH & W/O THE TOTAL PROJECT

LA FATA STREET
MILLS LANE @ 3R @ DOWDELL LANE] DOWDELL LANE @ SR !
2-WAY VOLUMES 2-WAY VOLUMES 2-WAY VOLUMES
WITH WITH WITH
TIME PERIOD wW/O TOTAL W/O TOTAL W/O TOTAL
PROJECT PROJECT| PROJEC] PROJECT] PROJECT PROJECT

Friday AM Peak Hour 26 80 43 69 235 216
Friday PM Peak Hour 29 100 53 96 227 202
Saturday Afternoon Peak Ho{ 12 47 30 58 137 126

Source: Crane Transportation Grpap19

The 40foot-wide curb-to-curb sections of Mills Lane, La Fata Street and Dowdell Lane could easily accommodate
the expected volume increases due to the total project, which includes realignment of Mills Lane to the
SR29/Grayson Avenue signal.
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Pedestrianimpacts

Mills Lare and La Fata StreeFigure 35 in Attachment B shows the project employee walking route between the
proposed DowdelLane/McCormick Street parking lot and the lodge/restaurant/farmers market facilities, while
Table 14 shows the maximum number of totabjeict employees (lodge/restaurant & farmers market) that would

be expected to walk between the Dowdell Lane employee parking lot and the uses on the project site. The lodge will
be providing a pedestrian walkway system throughout their site connectirfiet&armstead restaurant and farmers
market. There would be at most a total of about 100 walking trips in each direction ovehau?24eriod if all
employees drove alone. However, this number would potentially be reduced a little due to a few emplojyregs be
dropped off/picked up, taking transit or walking and biking if they lived nearby. Paved pathways will be provided
along the west side of La Fata Street (Mills Lane to Dowdell Lane) and along the north side of Mills Lane (from La
Fata Street to SR 29pue to the distance between the employee improved parking lot at the Dowdell
Lane/McCormick Street intersection and the lodging facility (a quarter mile to the north) and the restéammaets

market facilities (about half a mile to the north), there ma some employees unable to walk this distana# ¢

bad weather may make this walk difficult. In addition, there would be safety concerns regarding employees walking
at night to/from the Dowdell Lane parking lot through a deserted industrial area. AgsimoTable 14, about a third

of all employees would be walking at night.

In order to reduce concerns about employees walking between the Dowdell Lane parking lot and the
lodge/restaurantfarmers market, the project will be providing -@allshuttle service during all hours. A shelter will
also be provided at the Dowdell Lane parking Tdtis impact is considered less than significant.

SR 29 Crossing at Charter Oak Avetihe project would result in minor changes in pedestrian crossin§Rd&9 at
Charter Oak Avenue, and potentially there may even be a reduction during some hours due to the removal of
restaurantfarmers market employee traffic formerly crossing at this location being greater than the increase from
lodge guests. The vast noaity of lodge guest pedestrian activity would be to/from downtown St. Helena, with a
much smaller amount to/from the Grayson Avenue signal. (See Figure 36) Those pedestrians traveling between the
project and downtown would walk through the Farmstead resgant property and travel along SR 29 north of
Charter Oak Avenue. Some would cross SR 29 at Charter Oak Avenue on their way to or from downtown.

The City of St. Helena does not have a significance criterion for pedestrian crossing impacts. How8&R29he
crosswalk at Charter Oak Avenue already has existing traffic and pedestrian crossing volumes exceeding minimum
guidelines for provision of a pedestrian hybrid flashing beacon during 9 of the 10 surveyed hours in 2016 and eight
of the nine surveyed has in 2019. Therefore, it is projected that the additional lodge traffic and pedestrians would
continue to result in a significant safety impact for pedestrian crossings at the SR 29 Charter Oak croggtvalk.
implementation of the recommended mitigatigs) thisimpact would be reduced to less than significant.

Bicyclelmpacts

The project is proposing a Clddsicycle path along the north side of Mills Lane betwee2%RBnd La Fata Street.
Bicycles will be provided for each guest room and bicycle lockers will be provided for emplbyeefore, the
Project would have a legsan significant impact with respect to bicycle facilities.

Dowdell Lane Employee Parking Lot

The proposed Farmstead employee paved parking lot at the southwest corner of the Dowdell Lane/McCormick

Street intersection would provide 73 parking spacese&hdriveway connections would be provided to Dowdell

[FYyS® {SS CATdzNBE o7® ¢KS Y2ai 6SaitSNIe g2dfR 0SS F2NJ Ay
lot with one-way flow parking aisles that would have an exit just west of McCormick Sréwtd driveway for twe

way flow would be provided between the osveay inbound and outbound driveways and would serve a ezl

parking aisle with 9@egree parking. All parking spaces would be striped, so it would be possible to drive across

empty parking stalls between the two distinct parking areas.
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Based upon applicant provided lodge and restaurant/farmers market employee numbers and shift change times,
there would be one time during the day (between 2:30 and 3:00 PM) when there would be an overlap of 73
employees on the project site at the same tiifsee Appendix D). However, the employee parking demand would
potentially be at least 15 to 20 percent less than 73 spaces due to TDM program car and vanpooling, employee drop
off and pickup by a friend or family member and walking or biking by employgrg hearby. Therefore, the
proposed employee parking lot should have an adequate parking supply for the currently proposed total project
employee levels. Surveys by the project applicant of employee travel modes at the existing restaumans
marketfacilities show about a 30 percent elimination of drive alone auto travel.

(b) Less Than Significant Impadilapa County has not adopted a Congestion Management plan. As such, the
Proposed Project would not exceed, either individually or cumulativelieval of service standard
established by the County Congestion Management Agency for designated roads or highways. Therefore
the Project will have a less than significant impact on local applicable congestion management plans.

(c,d) No Impact. The Pragct has no components that would result in a change in air traffic patterns as it is
located more than 2 miles from an airport, therefore the Project will have no impact.

(e) Less Than Significant Impacthe Traffic Impact Study included in Attachmeimdcates that the Project
would not result in increases in average delay at intersections surrounding the site and would facilitate
access to streets on the east side of29Rlue to the connection of Mills Lane to the ZRGrayson Avenue
signal, so em@ency response times would generally not be increased. There are no other changes
contemplated as part of the Project that would affect emergency access. The Fire Marshall has reviewed
the preliminary site plan and shall review and approve the final@aa (See Section X\herefore, the
Project would have a less than significant impact on emergency access.

4] LessThanSignificant with Mitigation Incorporated Existing and planned transit, bicycle and pedestrian
facilities in the study area are exgted to provide appropriate access to the Project site.

MITIGATION MEASURES

Farmstead at Long Meadow Ranch Lodging Project (Lodging Project)

TRAFL. SR 29/Grayson AvenueMills Lane IntersectionMinor additional improvements are needed when Mills
Lane is realigned and widened to connect to SR 29 at Grayson Lane. The Mills Lane approach should be
striped to provide an exclusive left turn lane and a combined through/right turn lane. In addition, the
Grayson Avenue approach should besteped or wicened to provide two lanes, one exclusively for left
turns and one for combined through/right turns. Protected left turn phasing should be provided on the
Mills-Grayson approaches. Resultant AM peak hour operation: LOS5200 seconds delay (acceptable
operation).

TRAR2. SR 29Charter Oak Avenue IntersectionSR 29 Pedestrian Crossirgyovide a fair share contribution to
GKS a1l !12Yé LISRSAGNALIY KE@ONAR Ffl akKAy3d oSl 02y LINRLR:

Existing Farmstead at Lorideadow Ranch (Farmstead) + Lodging Project (Total Project)

TRAR3. SR 29/Dowdell Lane IntersectionSignal Warrant ImpactProvide a fair share contribution towards the
signal planned at the SR 29/Dowell Lane intersection (as detailed in the Highwagc# $an).

TRAF4. SR 29/Charter Oak Avenue IntersectierSignal Warrant ImpactSince City Public Works has indicated
they are not in favor of signalizing this intersection, provide one of the following two measures:
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a. Start and end alépecial events with more than 75 people at times that will not add traffic t@BR
during the weekday and Saturday PM peak traffic periods {8:30PM on weekdays and 1:3000PM
on weekend days).

qorg

b.t NEGARS | RRAGAZY I Tedmjartyhfid flaghidg\deatdd. SThedheatsiaibé in LIS R
operation before major events aggermitted to add traffic to the existing weekday and weekend peak
traffic hours along SR9. Please note that Caltrans approval will be required for provision of AWK
hybrid flashing beacon. If they do not approve of its installation, then the only measure to reduce the
project impact to a level of insignificance is to eliminate traffic from the-@0&on events during the
Friday and Saturday PM peak hours.

STANDARD MEASURES

The Farmstead and Lodging Projects shall be conditioned to be consistent with all ADA requirements for accessibility
to ensure that employees are able to access the parking I@@mdell Lane/McCormick, or other offsite employee
parkingarea.

IMPACT SIGNIFICANCE AFTER MITIGATION

With implementation of the mitigation measures listed above, impacts related to traffic and transportation would
be reduced to a less than significant level.

SOURCES

1 City of St. Helena General Plan Upd2@d0; Adopted May 14, 2019.

1 City of St. Helena Highway 29 Specific Plan, Adopted February 22, 2005

1 Crane Transportation Group, Traffic Impact Report for the Proposed Farmstead at Long Meadow Ranch
Lodging FacilityfNovembey 2019,

1 WRCOG, The Guide tee@ting Walkable Communities, 2012
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LessThan
Potentially  Significant With LessThan
Significant Mitigation Significant No
Impact Incorporated Impact Impact

XVII. TRIBAL CULTURAL RESOURCES

Would the project cause a substantial adverse char
in the significance of a tribal cultural resource, defin
in Public Resources Code section 21074 as either ¢
site, feature, place, cultural landscape that is
geographically defined in terms of the size and scog
of the landscape, sacred place, or object vaititural
value to a California Native American tribe, and thal
is:

a. Listed or eligible for listing in the California Regis
of Historical Resources, or in a local register of
historical resources as defined in Public Resourc
Code section 5020(k), or
Existing Farmstead at Long Meadow Ranch (Farmste |:| |:| X |:|
[] L] []

Farmstead at Long Meadow Ranch Lodging Project (Lod
Project)

b. A resource determined by the lead agency, in its
discretion and supported by substantial evidence
to be significant pursuant to criteria set forth in
subdivision (c) of PublResources Code section
5024.1. In applying the criteria set forth in
subdivision (c) of Public Resources Code Sectiol
5024.1, the lead agency shall consider the
significance of the resource to a California Native
American tribe.

ExistingFarmstead at Long Meadow Ranch (Farmstei

Farmstead at Long Meadow Ranch Lodging Project (Lod
Project)

O
O

X
O

DISCUSSION

A Cultural Resources Report evaluatingBeacreProject site was prepared Btaherty Cultural Resources Services

(FCRS) in June of 20Tkheir report serves as the basis of this analysis and conclusions. The full report is continued

in Attachment KContacts with the local tribes as well as the €ffof Historic reservation were initiated as part of

the Cultural Resources review. No tribes responded with any concerns. Tharsitest identified in any state

archival documentation. The Cultural Resources Manager for the Tewe Kewe Cultural Bikhrerne, met with
NBLINSaSyidliAoSa 2F GKS /AGe FyR GKS LW AOIydiQa NBLINBa

Based on the distribution of known cultural resources and their environmental settinigs)dt anticipated that
prehistoric and/@ historical archaeological sites could be found witkither of the Project sites
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REGULATORY SETTING
General Plan Update 2040

The following General Plan policies are related to Tribal Cultural Resources:

HR1.5 For development andedevelopment proposals in archaeologically and paleontologically sensitive areas of
St. Helena or where tribal cultural resources are known to exist, require an assessment of the potential
presence of archadogical, paleontological and tribal culturaésources, including a site survey and a
records search of the California Historical Resources Information System at the Northwest Information
Center (NWIC). As warranted by the results of the assessment, require additional studies to identify and
address poject-specific impacts on archaeological and paleontological resources. The City shpdriateor
the study recommendations as project conditions of approval to ensure that impacts on archaeological
and/or paleontological resources are mitigated to #eent possible. Studies shall be prepared according
to National Register Bulletin 24: Guidelines for Local Surveys: A Basis for Preservation Planning and the
{ SONBGFINE 2F GKS LYGSNA2NRA {GFyRFNR& YR DdzZA RSt Ay

HR2.1 { iNBY3GKSYy Lzt A0 ¢l NBySaa 2F |yR &dzZlJ2NI F2N (K
resources, while improving community access to information about local Native American history.

HR2.2 In cooperation with Native American Research and Historical Preservation Society, improve
community access to information about Native American life.

IMPACT ANALYSIS

Existing Farmstead at Long Meadow Ranch (Farmstead)

(ab)  Less Thaisignificant Impact.Theprojectsite isafully developedand disturbed siteNo excavation is
proposed as part of the minor use modifications to the existing restauréms. Logaxives House is
included in the local register of historia@sourceshowever,no exterior alterations are proposed
the structure As no alterations tthe historical resourcare proposed and the General Plan does not
identify any archaeolgical resources on tharojectsite, potential impacts to Tribal Cultural Resources
is considered a less than significant impact.

Farmstead at Long Meadow Ranch Lodging Project (Lodging Project)

(ab)  Less Than Significant Impacthe Cultural Resourdeeconnaissanc@cluded numerous contacts to
the local tribes and the Native American Heritage Commission requiring they provide any comments
on the Proposed Project. No responses were received to indicate that the Project site is a culturally
significantresource. The site is not listed on the California Register of Historical PldoeNative
' YSNAOFY 3INRdzLJA NBALRYRSR ¢gA0GK O2yOSNya +a G2 Gl
archived research or field surveys identified any-pigoricor historicera cultural resources. Absent
any substantial evidence to support such a finding, the potential impacts to Tribal Cultural Resources
is considered a less than significant impact.

MITIGATION MEASURES

CUL1. Ifany cultural resources, such as structural features, unusual amounts of bone or shell, artifacts, human
remains, or architectural remains are encountered during any construction activities, the Contractor shall

1 2680SNE (KS /AGeQa 20t A3FGA2y (2 O2yaddrchaedngRSNI | . pH A4 AYRSLISYRSY
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implement measures deemed necessary andsfble to avoid or minimize significant effects to the cultural
resources including the following:

1 Suspend work within 100 feet of the find; and

T LYYSRAFGSte y2iAFe GKS /AdeQa /2YYdzyrade 5S@St 2L
investigation of thesite with a qualified archaeologist as needed to assess the resources (i.e., whether
AG A& | aKAAG2NAOFE NB&A2dz2NDOSé¢ 2NJ | adzyAljdzS | NOKI &

1 Provide management recommendations should potential impacts to the resources be found to be
signficant

o Possible management recommendations for historical or unique archaeological resources could
include resource avoidance or data recovery excavations, where avoidance is infeasible in light of
project design or layout, or is unnecessary to avoidiigmt effects

1 In addition, the Contractqiin consultation with the Preservation Director, State Historic Preservation
Officer, and if applicable, Tribal representatives, may include preparation of reports for resources
identified as potentially eligible for listing in the California RegisteristbHcal Resources.

None of the responses received from the tribes indicated that they wanted an archaeologist present during
initial grading.

CUL2. There is the possibility that buried archaeological deposits could be present, and accidental discovery
could occur.In keeping with the CEQA guidelines, if archaeological remains are uncovered, work at the place of
discovery should be halted immediataintil a qualified archaeologist can evaluate the finds (815064.5 [f]).
Prehistoric archaeological site indicators include: obsidian and chert flakes and chipped stone tools; grinding
and mashing implements (e.g., slabs and handstones, and mortars anelspeistidrock outcrops and boulders

with mortar cups; and locally darkened midden soildidden soils may contain a combination of any of the
previously listed items with the possible addition of bone and shell remains, and fire affected stdisesic

period site indicators generally include: fragments of glass, ceramic, and metal objects; milled and split lumber;
and structure and feature remains such as building foundations and discrete trash deposits (e.g., wells, privy
pits, dumps).

Sources:
1 City d St. Helena General Plan Update 2040; Adopted May 14, 2019.

1 Flaherty Cultural Resource Services, Cultural Resource Reconnaissance, Long Meadow Ranch, June 15,
2016

1 Bill Laverne, Tewe Kewe Guél Center, orsite meetingNovember 30, 2016.
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LessThan
Potentially  Significant With  LessThan
Significant Mitigation Significant No
Impact Incorporated Impact Impact
XIX. UTILITIES AND SERVICE SYSTEMS
Would the project:
a. Exceed wastewater treatment requirements of the
applicableRegional Water Quality Control Board?
Existing Farmstead at Long Meadow Ranch (Farmste |:| |:| X |:|
Farmstead at Long Meadow Ranch Lodging Project (Lodging Prt |:| X |:| |:|
b. Require or result in the construction of new water ¢
wastewater treatment facilities or expansion of
existing facilities, the construction of which could
cause significargnvironmental effects?
Existing Farmstead at Long Meadow Ranch (Farmste |:| |:| X |:|
Farmstead at Long Meadow Ranch Lodging Project (Lodging Prt |:| X |:| |:|

c. Require or result in the construction of new storm
water drainage facilities or expansion of existing
facilities, the construction of which could cause
significantenvironmental effects?

Existing Farmstead at Long Meadow Ranch (Farmste |:| |:| X |:|
Farmstead at Long Meadow Ranch Lodging Project (Lodging Prt |:| X |:|

d. Have sufficientvater supplies available to serve the
project from existing entitlements and resources, 0
are new or expanded entitlements needed?

Existing Farmstead at Long Meadow Ranch (Farmste

0]
> []
[]x
0]

Farmstead at Long Meadow Ranch Lodging Project (Lodging Pr¢

e. Result in a determination by the wastewater
treatment provider which serves or may serve the
project that it has adequate capacity to serve the
LINE 2SO0 Qa LINPaBdfighio3he RS
LINE A RSND& SEAalGAYy3a 020

Existing Farmstead at Long Meadow Ranch (Farmste

x []

W
[]x
W

Farmstead at Long Meadow Ranch Lodging Project (Lodging Prt

f. Be served by a landfill with sufficiepéermitted
capacity to accommaodate the project's solid waste
disposal needs?

Existing Farmstead at Long Meadow Ranch (Farmste

10
HIN
10

Farmstead at Long Meadow Ranch Lodging Project (Lodging Prt

g. Comply with federal, state, and local statutes and
regulations related to solid waste?
Existing Farmstead at Long Meadow Ranch (Farmste |:| |:| X |:|
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LessThan
Potentially  Significant With  LessThan
Significant Mitigation Significant No
Impact Incorporated Impact Impact
Farmstead at Long Meadow Ranch Lodging Project (Lodging Prt |:| |:| X |:|
DISCUSSION
Overview

¢tKS tNr2SOiQa OAGAf RSaAdy GSIFY KIFa LINBLINBR GKS F2tf2
these reports are contained in Attachmenrt through 4 and Attachment J:

Preliminary Stormwater Control Plan

Water Use Analysis Report

Hydrology Analysis

Memo Re: Schematic Design Civil Design Narrative

=A =4 =4 =4

Additional discussion relatl to water is foundn SectionX,Hydrology.

Botht N22S0OGa IINB f20F0SR gAUGKAY (GKS /Ade 2F {Gdd | St Syl Qa
the City limits. Ultilities are available from local City services and othegaearnmental providers. Some utilities

(sewer and storm dias) will need to be extended into the site from surrounding public streets. Solid waste
(including recyclable material) generated during Project construction and operation would be collected by Upper

Valley Disposal and Recycling and delivered to theeClelat Landfill outside of Calistoga. The landfill is permitted

to receive 600 tons per day and as of September 2012 had 2,870,000 cubic yards of capacity remaigisgedific

information follows, below:

The existing 2.47+Acre Farmstead developent is served by both a private water system and City water supply as

well as serviced by the City storm drains, all discussed below. No increases in impervious area are proposed and no
alterations to the existing drainage are proposed or required. Thewmnof additional development for the
Farmstead project improvements involves a small expansion of the storage area (510t sf) of already sewer
impervious soils. No significant changes to hydrology, water quality, or other of the above CEQA factors are
articipated.

The 10.03+/ acres of the Lodging site has little storm drain infrastructure. Site drainage is characterized by slow
surface flow towards the southern corner of the site. Some of the surface runoff is collected in an existing swale
thatrunsk 6 2 @3S G KS a2dzi KSFad LINRPLISNIe& fAyS FyR RAaOKINHSa A
due to the site soils, which are mainly sandy clay over clayey gravel

General PlarUpdate 2040

The following General Plan policies relate to Utilities and Service

LU1.2 Allow urban development to occur only within the Urban Limit Line. Consider an exception-§ite on
employee housing on Agricultural lands. Urban services, such as sewer,amatetorm drainage, will only
be extended to development within the Urban Limit Line.

PF1.1 Require that the approval of new development be contingent upon the ability of the City to provide water
without exceeding the safe annual yield of its water supply system.
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PF1.5

PF1.6

PF1.E

PF1.M

PF2.1

PF3.1

PF3.A

PF3.B

PF3.E

PF3.G

PF4.1

[ 2yGAydzS (G2 AYLX SYSyid FyR dzLRIE G
| AléQa hNRAYFYyOS O2y G AyAy3 i K
conservation ordinances and measures.

S
S

l 3aANBaaA@Ste LINPY2GS FR2LIIA2Y 2F a&o S adgihousinlstodk A OS & €

through the City existing Ordinances and Water Conservation Plans.

Permit no new development relying on groundwater unless and until it is determined that the incremental
production of ground water to support the development witht adversely impact the water production
capability of the aquifer supporting the City wells.

Limit any future noNB aA RSy GAl f RS@S
conservation.

Ensure adequate sewage tte@ent capacity at the City treatment plant to meet the needs of population
ANRgGKET GF1Ay3 Ayd2 ManayeneytiSysténk She RégibrialQHousimyNReds K
Allocation, and the needs of neesidential users.

Ensure that new developments provide adequate drainage improvements and detention to mitigate
flooding from increased stormwater runoff attributable to the development.

Require developers to provide adequate drainage improvements and detentionitigate storm runoff

from the site to the nearest major waterway. Drainage improvements can include measures such as
creating settling basins, biswales, and the use of pervious materials for driveways and parking areas. Key
waterways include York Grk, Sulphur Creek and the Napa River.

Continue to require that new developments contribute on a fair share basis to the extension or upsizing of
storm drainage to accommodate it through the construction of infrastructure and/or the payment otimpa
Fees.

At the time of development review, require that pestoject runoff be limited to preproject peak flow
rates for the fiveyear and teryear storms as a condition of approval.

Continue to require that new development and redevmitent projects implement Post Construction
Runoff Management measures, including low impact development practices, to reduce stormwater peak
flow rates and volumes from smaller, more frequently occurring storm events.

Increase recycling and comgting as part of a coordinated waste reduction and management program.

Water Supply

Per the City of St. Helena Water Neutral Policy for Development, the City requires new development to be water
neutral (from the Citydelivered water system) through any combination ofsite water conservation measures
and/or off-site retrofitting and/org St t &I G S NI ¢KS NBIljdzZA NSR NBGNRTFAGA
water neutrality policy as adopted by council resolution and approved by the director of public works/city engineer.
If the city council determines that retrofitting ofxisting residential or nonresidential buildings is impractical or
constitutes an unusual hardship on an applicant, it may authorize the payment to the city elien iietrofit fee in

lieu of complying with these requirements. Thelieu fee shall be tb equivalent of the cost of retrofitting a
sufficient number of existing homes with the ULF toilets and other required veat@ing devices.
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¢CKS /AGe 2F {do 1 StSyl F2tft26a (GKS {GFrdS 2F / FEAFT2NYAL
efficient landscapes in new landscape projects over 500 square feet and retrofitted landscapes over 2,500 square
feet.

Wastewater
¢KS /AGe 2F {d® 1 SESYyl LINRPOYGARSE ¢l adSsel SN 02t f SOUA2Y
infrastructure includes a wastewater treatment plant, a wastewater collection system that usesi®4inch pipe

and trunk lines, and one wastewater lift station. Average annual dry weather flow was 0.43 million gallons per day
(mgd) over the 200@014 period andhe maximum average dry weather flow was 0.51 mgd.

¢KS /AGeQa 61 aiSel GSNI GNBFGYSYy(d LXIFyld Aa Odz2NNByidfe 2L
infiltration of stormwater appear to be a large portion of the wet season sewage flowCithé currently working

with the San Francisco Bay Regional Water Quality Control Board (RWQCB) to extend the wastewater treatment
permit.

Any new larger development projects allowed by the General Plan may require additional sewer lines and allow for
other wastewater facilities (osite wastewater treatment, etc.).

Stormwater Drainage Facilities

Development of storm drainage infrastructure for the Farmstead projects is governed by the guidelines within the

City of St. Helena Highway 29 Specific PRar. the Specific Plan, new drainage facilities will be required to
accommodate increased runoff due to development. The City of St. Helena Storm Drain Master Plan lays out the
FdzidzNB SELI yarzy 2F (GKS OAGeQa a0@NXY RN}IAY Ay TN &dNHO0G

The Specific Plan requires developers of major projects to perform a drainage and hydrology analysis, including a
discussion of existing stormwater runoff quantities and the capacity of downstream drainage facilities to
accommodate project flows. lhadequate downstream drainage facilities are found to exist, a program to either
upgrade existing facilities or construct new drainage facilities consistent with the Specific Plan and the Storm Drain
Master Plan shall be identified.

The Specific Plan incles a Master Utility Plan that identifies the proposed storm drain infrastructure in the Specific
Plan area, including adjacent to the Farmstead projects. The Master Utility Plan identifies a storm drain in Mills Lane
with an eventual connection and ouatf in the Napa River.

Solid Waste

The City of St. Helena contracts with Upper Valley Disposal Service to provide solid waste collection and recycling.
The Upper Valley Disposal Service collects, sorts, recycles and transports commercial and sdiadthasiover
Ctld [IYRFALL @ /| t2@SNI Cf G KFa GKS OFLIOAdGe G2 |002YY
Highway 29 Specific Plan
The Highway 29 Specific Plan (2005) discusses water, sewer, recycled water, storm drainage and other utility
requirements in Chapter 6. Generally the Specific Plan requires that development of new land uses and
intensification of existing uses will regeirmprovements related to:

1 New underground water lines.

1 To provide sufficient water volume and/or pressure to meet building and fire code requirements.
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Recycled water lines shall be installed by project developers simultaneously with the installation of
domestic water lines.

New wastewater collection lines are required to connect with an existing sewer facility, project
developers may be required to extend new sewer lines beyond their respective property frontage.

New drainage facilities shall becated within a public rightf-way or public or private easements. Cross
lot drainage is discouraged.

The St. Helena Municipal Code requires the undergrounding of existingstealg overhead utility lines
as a condition of subdivision and/or sitewd#gopment, undergrounding would be required as a condition
of subdivision, Design Review or other land use entitlement.

New natural gas service shall be provided.

IMPACT ANALYSIS

Existing Farmstead at Long Meadow Ranch (Farmstead)

The current Farmsteadperations are sewered by public service and storm drainage facilities under control of the
City of St. Helena. No increase in the intensity of uses is proposed over existing and therefore no new modifications
to the wastewater connections are proposed@he Farmstead operations are serviced by their own Public Water
System (via an osite well) and a City water connection which is used during periods of maintenance of its water

system.

(a,b,e) Less than Significant Impact: Wastewateirhe Farmstead pperty will not add to the wastewater

(©)

(d)

(f.9)

treatment as no new or increased water demand is expected and no additional wastewater generating
uses are proposed as facilities are being relocated on the site and the new construction is primarily
storage space. Thefore, the existing Farmstead operation will have minimal operational changes,
relocating the existing baking and butchery operations from the existing restaurant kitchen to existing
LoganL #S& o0dzAf RAYy3 066l 1 Ay3I0 | yR (mérket bBildingiliutthéry) o dzi
resulting in minimal additional, if any, incremental wastewater, and requiring no increase in the
capacity of existing St. Helena wastewater treatment facilities and no increase in water usage since the
operation is supplied by private water system. A possible small water savings will occur as new
facilities will use more water efficient fixtures. Therefore, the Project will have a less than significant
impact.

LessThanSignificant Impact: Stormwater.Site improvements for the Farmstead Project are limited
to minor building changes and minor modifications to existing pathways. No construction of storm
water drainage facilities or expansion of existing facilities is proposed, so the project willesave |
than-significant impact.

LessThanSignificant ImpactWater. The existing Farmstead facility currently operates and maintains
its own Public Water System, which is fed from an existingitenwell. The proposed uses for the
Farmstead Project il not increase water demand, and no modifications to the Public Water System
are proposed. No new or expanded entitlements are needed. Therefore, the project will have less
than-significant impact to water supply.

LessThanSignificant Impact: 8lid WasteThe site is currently served by the local solid waste disposal
and recycling service. Site improvements for the Farmstead Project are limited to minor building
changes and minor modifications to existing pathways. During construction, therg \wdamporary

but minimal increase in solid waste disposal needs associated with construction wastes from the minor
building renovation and minor, if any, and excess soil associated with site excavation and grading. All
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construction wastes will be recyd per CalGreen Tier 1 Mandatory Measures and the project shall

prepare a construction waste management plan that documents the diversion. Therefore, no
significant impacts are associated with construction waste and all potential impacts to solid waste wil
be less than significant.

Farmstead at Long Meadow Ranch Lodging Project (Lodging Project)

(a,b,e) Less than Significant Impact with Mitigation Incorporation: WastewateA new gravity collection
system will be installed to serve the proposste improvements. Given the flatness of the site and
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pump sumps will be required within the Project boundary. The design intent is to return pumped
effluent to gravity flow at the property line where it will then flow through a new sewer line installed
¢tKS SEA&aGAY3
minute when flowing 2/Jull. The proposed preict peak flow combined with the existing and
approved area users, is 60.6 gallons per minute. This represents 9% of existing sewer main capacity
and leaves 91% capacity remaining after the completion of the project. The report included in this

R2 6y

submittalprovides additional detail and calculations of the capacity utilization.

(©)
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Less than Significant With Mitigation Incorporated: Stormwatérhere are no downstream drainage

facilities to serve the Lodging Project. Therefore, as described in the Gty idelena Highway 29
Specific Plan, the Lodging Project will need to construct new drainage facilities to connect with a new

AG2NY RNIAY Ay

artta

[FySo |

a

RSAONAGSR Ay

iKS /

Napa River is planned &erve the project areaConstruction othe new storm drain in Mills Lane and
outfall in the Napa River will be undertaken by the City, consistent with the Highway 29 Specific Plan
and the St. Helena Storm Drain Master Plan.

(d)

Less than Significant Wit Mitigation Incorporated: Water The existing parcel to be developed is

vacant and does not have a water connection to the City of St. Helena municipal system. Therefore,
the baseline water use from the Gitlelivered system is zero gallonerglay as stnmarized in Table

XIX1.

Table XIXL: Water Use

Summary

Category Water Use (gal/day) | Water Use (gallyear) | Water Use (acrdt/year)
Guest Rooms 2,330 850,304 2.609
Employees 192 69,905 0.215
Multi-Purpose Bldg 1,770 646,050 1.983
Laundry 52 18,980 0.058
Cooling 545 198,890 0.610
Fitness Center 260 94,900 0.291
TOTAL 5,148 1,879,028 5.767

The existing Lodging Project site is currently serviced by site wells and has no connection to the City of
St. Helena water system, so the baseline water use for the project is zero gallons annually. The Lodging

Project will serve its irrigation water negdiusing an existing esite well. However, to serve the
g GSNJ ySSRaz
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existing City of St. Helena water supply in La Fata Street.

The potable water demand associatediwthe propose site improvements will connect to the existing

iKS

LIN2 2SO0

gAt €t N

City water service in La Fata Street, south of the project entrance. Potable water will be distributed

throughout the site to supply the mulfiurpose building, guest rooms and fitness centerK Sy £

Gl GSNJI

line extended from La Fata Street will branch at the property line into the metered domestic supply
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system for the property and a separate fire protection loop that will feed hydrants and building
ALINRA Y1t SN aeéaidSya oine will BeRekténdledl idwh MiksIané to gonéct ty the f
existing water line in Highway 29, creating a looped system.

¢KS LINRP2SOGQa OAGAf RSaA3ady (SI Y Atandedt-RBvRichl 2 F G SN
demonstrates that the proposed Lodging i will use approximately 5.8 acfeet of water per year.

The project will use water efficient fixtures and water conservation practices to the maximum extent

possible. The project will require a wakrve water agreement with the City.

To satisfy the City of St. Helena Water Neutral Policy for Development, the City requires new
development to be wateneutral (from the Citydelivered water system) through any combination of

on-site water conservation measures and/or gffe retrofitting and/or well water. The required
NBONRFAGAE akKFrft 6S OFtOdzZ I GSR a &ALISOATASR Ay (K
resolution and approved by the director of public works/city engineer. THeunfee shall be the

equivalent of thecost of retrofitting a sufficient number of existing homes with the ULF toilets and

other required watersaving devices and to be $142,351.73.

While this is considered a potentially significant impact;sité retrofitting and/or payment of an in
lieu fee will allow the Lodging Project to be water neutral, resulting in athlesssignificant impact
after mitigation incorporated.

(f,0) Less than Significant Impact: Solid Wasteuring construction, there would be a temporary increase
in solid waste digosal needs associated with construction wastes. Construction wastes for the Project
would include minor amounts of solid waste from building renovation, as well as excess soil associated
with excavation and site grading. Both construction waste and ofmerat solid waste could be
accommodated by landfills located in the region. The impact from construction waste and commercial
solid waste would be less than significant.

MITIGATION MEASURES

Existing Farmstead at Long Meadow Ranch (Farmstead)

Nonerequired.

Farmstead at Long Meadow Ranch Lodging Project (Lodging Project)

[atN
~
w»

UTL1. Storm Drain. The applicant shall connectto astormdrént LJ 6f S 2F O2y @SeéAy3
Planned 108/ear storm water ruroff in Mills Lane and outfall in the Napa River per the City of St.
Helena Highway 29 Specific Plan and the City of St. Helena Storm Drain Master Plan.

UTL2. Water. The Project shall connect to City water service and the Projectphalin inlieu retrofit fee
to be negotiated and approved by the City of St. Helena equal to the cost of retrofitting existing
buildings with low flow fixtures to result in a water saygnequal to the proposed Lodging Project
water use.

UTL3. Water. The Project shall demonstrate that the irrigation demands for the Project do not exceed well
water in excess of well capacity. Annual reports shall be provided for 5 years after ogcupanc

UTL4. Water. The Project shall include all water saving devices and methodology as required by CalGreen
and City code.
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UTL5. Wastewater. Prior to issuance of Project approvals, the Project shall provide an analysis of

wastewater capacity and avability in a formal study that:
1. Shall confirm availability of sewer lines and establish connectant;

2. Shall confirm plant capacity

IMPACT SIGNIFICANCE AFTER MITIGATION

With implementation of the mitigation measure listed above, impact relatedtiiities and service systems would
be reduced to a less than significant level.

SOURCES

f

f
f
f

City of St. Helena General Plan Update 2040; Adopted May 14, 2019.
City of St. Helena Highway 29 Specific Plan, February 2005
City of St. Helena Storm Drain Mastear®|

Sherwood Design Engineers, Theoretical Sewer Capacity Analysis for Farmstead at Long Meadow Ranch
Lodging, May 2, 2017

Sherwood Design Engineers, Water Use Analysis Report for Farmstead at Long Meadow Ranch Lodging,
May 2, 2017

Sherwood Design EnginegRreliminary Stormwater Control Plan for a Regulated Project Farmstead at
Long Meadow Ranch Lodging, January 22, 2017
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LessThan
Potentially  Significant With  LessThan
Significant Mitigation Significant No
Impact Incorporated Impact Impact

XX WILDFIRE

If located in or near state responsibility areas or lands
classified as very high fire hazard severity zones, wot
the project

a. Substantially impair an adopted emergency respor
plan or emergency evacuation plan?
ExistingFarmstead at Long Meadow Ranch (Farmste:

N
OO
N
X

Farmstead at Long Meadow Ranch Lodging Project (Lodging Prt

b. Due to slope, prevailing winds, and other factors,
exacerbate wildfire risks, and thereby expose proje
occupants to pollutant concentrations from a wildfit
or theuncontrolled spread of a wildfire?

Existing Farmstead at Long Meadow Ranch (Farmste

[] [] []
Farmstead at Long Meadow Rarlabdging Project (Lodging Projec |:| |:| X |:|

c. Require the installation or maintenance of associat
infrastructure (such as roads, fuel brea&mergency
water sources, power lines, or other utilities) that
may exacerbate fire risk or that may result in
temporary or ongoing impacts to the environment?

Existing Farmstead at Long Meadow Ranch (Farmste

HN
N
X

HN

Farmstead at Long Meadow Ranch Lodging Préjeaiging Project)

d. Expose people or structures to significant risks,
including downslope or downstream flooding or
landslides, as a result of runoff, pefse slope
instability, or drainagehanges?

Existing Farmstead at Long Meadow Ranch (Farmste

[] [ []
Farmstead at Long Meadow Ranch Lodging Project (Lodging Prt |:| |:| |:| X

DISCUSSION

The California Department of Forestry and Fire Protection (CAL FIRE) maps areas of significant fire hazards based on
fuels, terrain, weather, and other relevant factors, pursuant to Public Resources Codd2l20Aand Government

Code 5117%1189. These aes are referred to as Fire Hazard Severity Zones (FHSZs) and are identified for areas
where the state has financial responsibility for wildland fire protection (i.e., state responsibility areas, or SRAs), and
areas where local governments have financiapansibility for wildland fire protection (i.e., local responsibility

areas, or LRASs). There are three FHSZ mapped for SRAs (moderate, high, and very high), while only lands zoned as
very high are identified in LRAs.

IMPACT ANALYSIS

Existing Farmsteadtd_ong Meadow Ranch (Farmsteadpd (Lodging Project)
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(acd) Less than Significant Impadt. OO2 NRAyYy 3 (G2 /! [ CLw9Q& CANB 11T NR
land within the City of St. Helena, and all land immediately surrounding the city limits, is iR\&HHSZ
(Very High Fire Hazard Severity Zoh#)wever, the mountain ranges immediately east and west of the
city limits are within and SRA and are cdeséd a moderate to high FHSZ (CAL FIRE, 2007). While land
within the city limits maybe outsideraSRA, as evidence by the 2017 wildfires that destroyed large
areas of Napa and Sonoma countidfse threat from wildfires extends to areas within LRARither
of the project sites are neamaSRA nor other land classified as a Very High Fire Hazard Severity Zone
(VHFHSZand each are irclose proximityto St. Helena Fire Station #2 (less than % mile away at 1025
Dowdell Lane)

Each of the project sites are located near the center of the incorporated City of St. Helena in a very flat,
largely urban and agricultural area. Therefore, neither of the psejploprojects will have any effect on an
adopted emergency plamor will they exacerbate wildfire risksequire the installation of infrastructure

that may exacerbate fire riskor expose people or structures to risks associated with flooding or
landsldes resulting from posfire slope instabilityFor these reasons, this impact is considered less than
significant.

MITIGATION MEASURES

None required.

SOURCES
1 CAL FIRE, 2007. Fire Hazard Severity Zones;iA@&peedby CAL FIREovember 7, 2007.
1 CAL FIRE, 2008. Very High Fire Hazard Severity Zones in LRA as Recommended hb$eptdnitiRE4,
2008.
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Potentially
Significant
Impact

XX. MANDATORY¥INDINGS OF SIGNIFICANCE
Would the project?

a. Does the project have the potential to degrade tr
quality of the environment, substantially reduce
the habitat of a fish or wildlife species, cause a fi
or wildlife population todrop below seksustaining
levels, threaten to eliminate a plant or animal
community, reduce the number or restrict the
range of a rare or endangered plant or animal or
eliminate important examples of the major perioc
of California history or prehisto#y

Existing Farmstead at Long Meadow Ranch (Farmst

0]

Farmstead at Long Meadow Ranch Lodging Project (Lodging Pri

b. Does the project have impacts that are individual
limited, but cumulatively considerable?
6a/ dzydzZ | GA@St e O2yaiRs
incremental effects of a project amnsiderable
when viewed in connection with the effects of pa
projects, the effects of other current projects, anc
the effects of probable future projects)?

Existing Farmstead at Long Meadow Ranch (Farmst

0]

Farmstead at Long Meadow Rariatdging Project (Lodging Projec

c. Does the project have environmental effects whic
will cause substantial adverse effects on human
beings, either directly or indirectly?

Existing Farmstead at Long Meadow Ranch (Farmst

0]

Farmstead at Long Meadow Ranch LaddProject (Lodging Project

IMPACT ANALYSIS

Existing Farmstead at Long Meadow Ranch (Farmstead)

LessThan
Significant With LessThan
Mitigation Significant No
Incorporated Impact Impact

X [] []
X [] []
X [] []
X [] []
X [] []
X [] []

(a) Less Than SignificalVith Mitigation Incorporated. The FarmsteagrojectA & f 2 OF 1 SR gA G KA Y
Urban limit line and potential impacts associated with its development have been anticipated by the

/| AGeQa DSYySNrft tfly IyR I
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Plan Land Use designation, goals, policies and zoAihgotential impacts to biological resources have
been mitigated to levels less than significant, as identified in Section IV Biological Resources which calls

for mitigation for the protection of nesting birds and bats.
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Section V Cultural Resources assessed the potential for cultural resources at the site. While there is a
historically significant building onsite, all proposed changes to the structure are proposeidefor
interior only, thereby not affecting the integrity of its historical natuflae Project site is located in

close proximity to existing sensitive receptors includidgacentresidential uses to the northeast and

St. Helena High School to tlseuth of the project siteConstruction activities associated with the
developmentare very limited andould result ininterim shortterm air quality emissions and noise
levels all of which are below the thresholdd significance and would cease oncenstuction is
finished.

With implementation of mitigation measures set forth in the sectiongahlic servicesK S t N2 2S0iG Qa
adherence tdi K S  Hevefopnat standards, including Design Review, and Conditions of Approval,

g At t Sy adzNIPoteitisl Snpaci BnaHe Quialidyzf the environment would be reduced to

less than significarievel As such, the project will not degrade the quality of the environment, reduce

habitat, or affect cultural resources. Therefore, the project will halesa than significant impact on

the environment.

(b) Less Than SignificaiWith Mitigation Incorporated. CEQA Guidelines (Section 15355(a)(b)) defines

Odzydzf F 6 A@®S AYLI Ola Fa aiée2 2N Y2NB AYRAQDARdzZ £ ¢
considerable or which compound or increase other environmental impddts.individual effects may

be changes resultipfrom a single project or increase in environmental impacts. The cumulative impact

from several projects is the change in the environment which results from the incremental impact of

the proposed project when added to other closely related past, presemd, reasonably foreseeable

probable future projects. Cumulative impacts can result from individually minor but collectively
AAAYAFAOFYG LINRP2SOGa GF1Ay3 LXFOS 20SNJ I LISNA2R 2

The Project does not have the potential to create impacts which arévichahlly limited but
cumulatively considerable. The environmental effects of the Project are typical of service commercial
development and will all be reduced to less that significant levels through the implementation of
standard conditions of approvagr through mitigation measures contained in this Initial Study/
Mitigated Negative Declaration.

Traffic impacts will not result in adverse cumulative conditions as no additional traffic is anticipated

due as a result of the N2 2 S O (i QéonstruntiBrioiztar&gR facilities and renovations. The City of

St. Helena has adopted circulation policies as part of its General Plan that regulate trafficenbvem

and ensure traffic safetyAll other potentially cumulative impacts are either less than signifioaare
YAGAIFGSR adzOK G2 tS@Sta 2F tSaa GKIFy AAIYATAOLNyi
of Approval or development standards. They will,rtberefore,add to a cumulatively considerable

impact.

(c) LessThan SignificantWith Mitigation Incorporated The Project does not present adverse impacts
upon human beings, either directly or indirectlgeotechnical concerns will be lessened through the
conditions identified in Section VI, Geology and Soils. Whg@lErojectsite is located in close proximity
to existing sensitive receptors including existing surrounding residential uses ¢astend St. Helena
High School to the south of th@roject site construction is minor and is buffered by existing boidi
Construction activities associated with the development would result in sherin air quality
emissions and noise levels that fall below levels of significance and would cease once construction is
finished. The Projecwill be conditioned to achieCty standards with respect to noise, safety, and
drainage. Building and improvement plans will be reviewed to ensure compliance with applicable
building codes and standards. With implementation of mitigation measures, conditions of approval,
andthe @i @ Q4 RS @St 2 Ldf faynient afidldveloRrheNtieadze project does not present
potentially significant impacts that may have an adverse effect upon human beings, either directly or
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indirectly. Therefore, the project will have less than signifidampacts due to substantial adverse
environmental effects.

Farmstead at Long Meadow Ranch Lodging Project (Lodging Project)

(@)

(b)

()

LessThanSignificantwith Mitigation Incorporated The proposed Farmstead abng Meadow Ranch

Lodging Projeck & f 20l GSR @gAGKAY GKS [/ AGe&Qa | Nbly fAYAL

f
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analyzed in the General Plan EIR/Highw8ySpecific Plan EIR. The project is consistent with the
General Plan Land Use designation, goals, policies and zéingotential impacts to biological
resources have been mitigated to levels less than significant, as identified in Section I\td@iologi
Resources which calls for mitigation for the protection of nesting birds and Batshermore,
mitigation measures prescribeth Sectiondll, IV, V, XXII, XV, XVI] and XK will ensure that any
potential impacts to the environment are fully mitigated.

Less Than SignificaWith Mitigation Incorporated. CEQA Guidelines (Section 15355(a)(b)) defines

Odzydzt G APS AYLI OdGa |a aiéo2 2N Y2d8 todetfidR Aa@A R dzl f

considerable or which compound or increase other environmental impddts.individual effects may

be changes resulting from a single project or increase in environmental impacts. The cumulative impact
from several projects is the chga in the environment which results from the incremental impact of

the proposed project when added to other closely related past, present, and reasonably foreseeable
probable future projects. Cumulative impacts can result from individually minor butctioléy

¢
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The Project does not have the potential to create impacts which are individually limited but
cumulatively considerable. All potential impacts to biological resources, cultural resouitésbah
resourcestraffic, hydrologic and water quality resources have been mitigated such that the project
will not contribution to thecumulative degradation of thee resources. Similarlyitigations ensure

the Project has no impacts associated with construction related noise or air quality impacts. Potential
impacts to public services and utilities are also mitigated to ensure no signifioagtterm
contributions. With implementation fomitigation measures set forth in the Initial Study, and the

t N22S0iQa | RKSNBYyOS (2 (GKS /AdeQa RS@St2LSyl
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reduced to levels of less than significant and not contribute to any cumulative impact. Therefore, the
project will not have a cumulatively significant impact.

LessThan SignificantWith Mitigation Incorporated The Project does ngtresent adverse impacts
upon human beings, either directly or indirectly. The project has the potential to result in adverse
impacts to humans due to air quality, biological resources, cultural resources, barazhrdous
materials, noiseand tribal cltural resourcs. With implementation ofnitigation measures set forth

in this Initial Study, the project will have less than significant environmental effect that would directly
or indirectly impact human beings onsite or in the project vicinifyhe Poject does not present
potentially significant impacts which may cause adverse impacts upon human beings, either directly or
indirectly. Geotechnical concerns will be lessened through the conditions identified in Sedtjon V
Geology and Soils. While tReojectsite is located iproximity to existing sensitive receptors including
existing residential uses to theortheastand St. Helena High School to the south of pingject site

some buffering through setbacks exists to the residential aremsst@iction activities associated with

the development would result in air quality emissions and nofse which mitigation has been
identified andwould cease once construction is finishetihe Projectill be conditioned to achieve

Aty standards with respedo other safetyissuesand drainage.Building and improvement plans will

be reviewed to ensure compliance with applicable building codes and standards. With implementation
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not present potentially significant impacts that may have an adverse effect upon human beings, either
directly or indirectly. Therefore, the project will have less than significant impacts due to substantial
adverse environmental eftgs.

* The Guide to Creating Walkable Communities (WRCOG, 2012) references a nationwide survey that says two things: thaf@etapleatce
to work for trips 2 miles or less and that nationally the average walk to work ifilgd.
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